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§; introduction

i, Purpose of_th.is Study

The North County CDC of North Adams engaged John Ryan, Principal of
Development Cycles, Amherst, MA to provide technical assistance to the Town of
Williamstown. The consultant has evaluated the feasibility of developing a parcel of land
in Williamstown known as the Lowry Property as ownership housing affordable to low
and moderate-income Williamstown residents and employees. The purpose of this study
is to evaluate whether this property can serve the town in its efforts to provide
homeownership opportunities to households along a diverse range of incomes, age, and
household types. Key area of inquiry include:

The nature of the community’s housing need

The appropriateness of this parcel for housing development

The financial feasibility of developing this site for homeownership
opportunity to low- and moderate-income residents

A recommended critical path and likely timeline for pursuing this
development opportunity

Y YV

A

In addition, the consultant has commented more briefly on other approaches the
community might consider to begin addressing their housing needs in the decade to
come. Among the options for action, the consultant also addressed the process for
evaluating the Photech Mill site as a development opportunity.

2. Methodology

The Consultant performed the following tasks in an effort to assess the viability of
developing the Lowry Property:

A physical evaluation of the site and adjoining neighborhood

A review of available maps and historical records, recent housing studies
and Town Master Plan

Interviews with Williamstown town officials, Realtors, employers, and
bousing professionals

An evaluation of key U.S. Census and MA Division of Employment and
Training demographic and income data

The preparation of a representative development pro forma identifying
Sources and Uses of Funds

> The preparation of a representative critical path and timeline for
development

Y A Y Y
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3. Limitations

The study has a number of key limitations to consider when reviewing the
findings and recommendations provided:

» The consultant assumes that the client will aggressively promote and
competently manage any project and that its desi gn will afford maximum
site utility.

The study assumes that relatively stable conditions will persist over the
period under consideration. Specifically, it assumes that neither
Massachusetts nor the United States will suffer a major decline or
depression,

A7

# The study bases all dollar amounis on the 2003 value of the dollar unless
otherwise noted. In order not (o overstate the available levels of
opportunity, the projections are not adjusted to reflect the effects of future
mflation.

The information, estimates, and opinions contained in this report were
derived from sources considered reliable. The consultant assumes the
possibility of inaccuracy of individual items and for that reason relied
upon no single piece of information to the exclusion of other data, and
analyzed all information within a framework of common knowledge and
experienced judgment.

h7d

4. Backeround Information

The Lowry Property is a 30.64-acre parcet {ocated off Stratton Road, about one
mile southeast of downtown Williamstown, The property is located in the General
Residence 1 (GR1) development zone. The site itself is hilly in character, consisting
primarily of hayfields. Immediate nei ghbors to the parcel include two condominiums
developments as well as several single-family homes, a medical office, a horse farm, and
a cemetery,

The Town of Williamstown owns the Lowry Property, having acquired the land
from Floyd Lowry in 1956 for §2 9,000. In 1987, Town Meeting conveyed the property
to the Conservation Commission’s care under the provisions of Massachusetts General
Laws Chapter 40, Section 8C. According to the Chairman of the Williamstown
Conservation Commission, the property is currently used for haying, open space
preservation, and recreation. Appendix A provides a key baseline maps of the parce]
including a perimeter survey map and a Town Zoning map. A water & sewer map,
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topographic map, and a wetlands determination will also prove essential to a full
understanding of the property’s development capacity.

In 2002, the Town’s Master Plan Steering Comumittee commissioned a Housing
Needs Study from Vanasse Hangen Brustlin (VHB) of Watertown and RKG Associates
of Durham, NH. This siudy estimated that there is an immediate local demand among
non-elderly low, moderate and middle-income renters for 65 affordable ownership units,
This housing would serve new households, existing renters, and key local emplovees with
incomes between roughly $30,000 and $75,000. The study identified three significant
parcels with the potential to address this need. The Lowry Property was one of the
parcels identified. After considering this study and receiving much public input, Master
Ptan Steering Comumittee set the goals for the community as regards ownership housing
which included the followmg:

> A goal be established to create 100 units of new housing over the next ten
years (inctuding rental units) that is affordable to people at various income
levels ~ single family units priced in the ranges of $150,000 to $225,000
and $200,000 to $400,000.

> A portion of the Lowry property be used to address the town’s range of
housing needs while setting aside a significant portion of the property for
open space. :

Appendix B provides a summary of the Housing Section of the Williamstown Master
Plan.

The current assessment follows from the work of the VHB/ RKG consultants and
the Town’s Master Plan Steering Committee. The Lowry Property represents one of the
few large parcels in the community that has public water and sewer infrastructure, If the
Town is to begin to address the housing goals of the Williamstown Master Plan, the
Housing sub-committee of the Master Plan Steering Committee felt that it was important
for the community to seriously consider the use of this property to address some of the
housing need. This sub-committee recognizes that the property currently serves a
meaningfui role as recreational and conservation land and that, at this point, no consensus
exists about its best public use. They have asked the consultant to evaluate the physical,
political, marketing, and financial characteristics of the parcel, and provide information
about its capacity to support affordable homeownership development that would inform
any discussion of its use.

The following represent key questions that the consultant has asked. These
questions provide the structure for the analysis that follows:
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What is the nature of the community’s ownership housing need and how
would the addition of new housing units affect the existing housing
marlet?

How appropriate is the Lowry parcel for housing development?

What is the financial feasibility of developing this site for homeownership
opportunity to low, moderate and middle-income residents?

How can the Town best address the various challenges this opportunity
offers and tap the organizational capacity available to carry out an
appropriate development of the property?

v
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[l. What is the Nature of the Community’s Ownership Housing Need?

The RKG Study highlighted the communities attractiveness as a retirement
community, its rising housing prices, its overall lack of housing and population growth,
and 1ts aging population as key factors in understanding the community's housing needs.

Housing in Williamstown is significantly more expensive than its Berkshire
County neighbors, yet it remains relatively affordable by state housing and income
measures. A substantial range of housing values does exist in the commurity, thereby
providing more housing options than many small, desirable communities in more heavily
populated parts of the state. Preserving that atfordability for existing residents and
employees represents a major focus of the Town’s Master Plan for Housing.

Among the key issues the RKG study addressed was the limited amount of new
housing development occwrring in the community, and the exclusive character of that
development. From 1990 to 2000, Williamstown averaged only three new rental units
and 13 new ownership units per year. According to the RKG study, homes built in
Williamstown over the past five years have an average lot size of more than five acres
and an average assessed value of more than $350,000. The absence of lower-cost new
construction is due in part to a shortage of locations near existing utilities that could
accommodate construction on smaller lots, The following illustrates the decade’s rapid
decline in new housing based on Census information.

Total Units Built ( Williamstown)

1950-1960 413
1960-1970 401
1970-1980 469
1980-1990 259
1990-2000 164

e A G L VI
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Only 10 percent of the town’s housing built in the past 50 years was built in the
last decade. This lack of new housing starts is a larger statewide issue that housing
experts generally concur is a major cause of spiraling housing prices. That said, the
state’s rate of new housing growth is nearly 50 percent higher than Williamstown’s. In
this consultant’s view, without new, moderately priced construction in the decade ahead,
the community’s diversity of housing prices will steadily erode. This concurs with the
overall RK.G findings that report, “it is important to provide for a sufficient level of
housing growth and diversity to maintain stable public service demands and to enable
low and moderate income residents to remain in the community.”

Within the context of need for a steady production of homeownership opportanity
for low-and moderate-income residents, Development Cycles focused on the income
levels and housing prices most needed. Since the completion of the RKG study, the U.S.
Census has made available more detailed information from the 2000 U.S. Census. This
census data suggests that 33 percent of the Town’s 701 renter households have incomes
over $50,000 and another 10 percent have household incomes between $35,000 and
$50,000. This contrasts with owner households where 75 percent have incomes over
$50,000. Overall, the median household income in Wiiliamstown is $51,8750r about 33
percent higher than for Berkshire County and four percent higher than for the State as a
whole.

The following compares median household income, median renter mcome,
median and lower quartile home value, and relative buying power for Williamstown,
Berkshire County, and Massachusetts based on the 2000 U.S. Census

Williamstown - Berkshire =~ Massachusetts
: ' County
Median Household Income  $51,875 $39,047 $£50,502
Median Renter Income $29,600 $22.500 $23,800
Median Home Value $160,200 $115,100 $182,800
Lower Quartile Home Value $116,200 £88,300 $135,000
Percent of Renters Who Can Afford Home Prices: '
@ Lowest Quartile 44% 42% 38%
) Median Price 33% 29% 22%

In the larger context, Williamstown still offers a refatively wide range of home
sale prices. Given incomes and housing prices, the community is significantly more
affordable for its own renters than it is for state and slightly more affordable than for
those renters living in the rest of Berkshire County.

Housing is not only an issue for current residents, but for those who work in

Williamstown as well, The MA DET’s 2001 employment data suggests that
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Williamstown is home to 3,780 jobs. Of these jobs, 1271, or 33 percent are in
educational services where the average wage is just under $40,000/ year. Fifteen percent
are employed in health service, which pays the typical average wage for the community
as a whole of about $31,700. Another 20 percent of local jobs are in relatively low
paying retail and service sector Jobs including Fating and Drinking Establishments, Hotel
and Lodging, and Miscellaneous Retail. These jobs pay an average wage of around
$20,000/ year. The average wage for all jobs in Williamstown in 2001 was $31,720, In
all, the average wage for Jobs in Williamstown is about 12 percent below the average for
the state as a whole. The 2000 Census suggests that residents commuting to the town
from other locations fill roughly 36 percent, or 1,359, of Williamstown jobs. No direct
information exists regarding the income differences between resident and commuting
workers. Still, given that Williamstown’s median household income is 3 percent higher
than the State and its average job pays 12 percent lower than the state, it is reasonable to
assume that those commutin g to the town for working are filling more of the lower
paying jobs. It also seems likely that any affordable housing in Williamstown will attract
significant interest from these commuting workers.

Discussions with local Realtors suggest that the housing marker has been strong
both for single-family homes and for condominiums in the past two years. As shown in
Figure 1.1 below, the median priced single-family home sold in Williamstown in 2002
was $227,000. This is 35 percent higher than the valuye represented by residents in the
2000 Census. Condominium sales have risen even faster. The median valued
condominium in 2000 was $82,400; ten condos sold in 2602 for a median price of
$168,700 or more than double the 2000 value. In all, twenty-four single-family homes or
condominiums, representing 26 percent of all 2002 transactions, sold for less than
$150,000. Another 27 percent sold for over $400,000.

The Realtors interviewed concurred on the areas of greatest need in the
community. Their comments included the following:

There is a lack of housing inventory at nearly all price ranges.

The addition of up to 100 new unis of housing over two or three years could be
absorbed with no negative affect the Town’s overall housing market,

The greatest gap between supply and demand is in the below $100,000 range
(houscholds earning under $30,000).

The next gap is good quality single-family homes between $175,000 and
$275,000.

» There is a demand for a 55 and over condominium with an “age-appropriate
design.” Such a project could command prices from $150,000 up to $300,000.

Yo

%7

As the Town considers the development of ownership housing to serve residents
caming from less than 80 pereent of median up to 150 percent of median it is important
to understand how much housing is affordable to first time buyers at different income
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levels. Figure IL.2 provides a brief analysis of housing prices affordable to different

INCOME Sroups.

FigI11
Williamstown Home and Condominium
Sales, 2001-2002

2000
Census 2001
Value Sales

Single Family Homes

Less than $100,.000 16% 2

$100,000- 5149 999 28% 15

$150,000- $199 999 15% 9

$200,000- $249 999 13% 7

$250,000- §299,9580 8% 7

§300,000- 399,999 10% 5

$400,000- §499,999 7% 6

5500,000- §999,999 4% 5

$1-million or more 0% 1
Total 100% 57
Median Value $168,400  $215,000

Change 2000-2002

Change 2001-2002
Condominiums

Less than $100,000 67% 7

$100,000- §149,999 16% 3

5150,000- §199 999 14% 3

3200 000- §249,999 3% i

$250,000- 3299 999 0% 0

F300,000- §399,999 0% 0

$4060,000- §498,999 0% 0

$300,000- §999 999 0% 0

51 million or more 0% 0
Total 100% 14
Median Value $82,400  $98,000

Change 2000-2002

Change 2001-2002

DEVELOPMENT CYCLES -7~
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2001
Pet

4%
26%
16%
12%
12%
9%
11%
9%
2%
100%

tr
2
=%

21%
21%
7%
0%
0%
0%
0%
0%
100%

2002 2002
Sales Pct
6 7%
i5 18%
i7 21%
8 10%
10 12%
3 4%
9 1%
12 15%
2 2%
82 100%
$227,600
34.8%
3.7%
2 20%
1 10%
4 40%
2 20%
1 10%
0 0%
0 0%
0 0%
0 0%
10 100%
5168700
104.7%
T2.19%
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Combined 2061-28062 sales,

All Type
Less than $100,000 17 10.4%
$100.000- §149 999 34 20.9%
£150,000- $169 999 33 20.2%
$200,000- %249 999 18 11.0%
$250,000- 299,999 18 11.0%
$300,000- 399 099 8 4.9%
E400,000- 8499 090 15 9.2%
$500,000- 3999 999 17 10.4%
81 million or more 3 1.8%

Total 163 160.0%

Figure 11.2
Housing Price Affordability in Williamstown

Sales Income Pct Renter Pct Homes
Price Needed HHs at this Level] Priced at or
Below this Level

$100,000 329,600 50% 16%
$125,000 £37,000 38% 30%
$150,000 $44.400 36% 44%
$175,000 551,800 34% 52%
$200,000 $59,200 29% 8%
$225,000 $66,600 27% 65%
$250,000 574,000 25% 67%
$300,000 588,300 7% 80%
$350,000 $103,600 12% 89%

In summary, it is the consultant’s view that any efforts by the Town to provide
affordable ownership housing should take into account the following:

»  The key issue is scarcity of housing resources: namely developable land, new

housing starts, and an mventory of housing at all price ranges, This scarcity
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will continue to drive up housing prices and reduce the admirable economic
and demographic diversity of the community that currently exists.

There is not yet a housing crisis; the Town can afford to plan any major
development carefully on the scarce and valuable resource it does cwn.

The Town would benefit from having more housing along a range of pricing,
with two areas of greatest need being in the under $125,000 price range and
the $175,000 to $250,000 range.

The Town’s housing inventory is quite mixed with lower cost homes abutting
very high cost properties throughout town. This lack of price segrnentation
will help support the ability to market a mixed income use of the Lowry

property.

As Realtors suggested, the addition of up to 100 new units of housing over
two or three years could be absorbed with no negative atfect the Town’s
overall housing market.
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il How Appropriate for Housing Developiment is the Lowry Property?

1. Availabilitv for Development

The Lowry Property is owned by the Town of Williamstown and managed as
conservation fand by the Conservation Commission. Its current ownership restricts the
parcel to farming and recreational uses. In order to develop this site for affordable
homeownership, the following legal steps would meed to oceur:

N7
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The Conservation Commission would have to vote to transfer control of the
parcel (or a portion thereof) from the Conservation Commission to the Town
or other designated party for developmient as housing.

Town Meeting would have to vote to transfer control of the parcel (or a
portion thereof) from the Conservation Commission to the Town (by simple
majority) or to another des; gnated party for development as housing (by two-
thirds vote). At such time as the propexty is actually transferred to another
entity, Town Meeting would have to authorize that transfer by a two-thirds
voie,

The Massachusetts legislature would have to vote to release the Town from its
obligations to keep the property in con servation under Massachusetts General

Laws Chapter 40, Section 8C.

[f the Town wanted the affordable units to count toward Chapter 40B housing
goals, the Board of Selectmen would need to approve a Local Initiative
Program (LIP) request made by the deweloper of the parcel to the MA
Division of Housing and Community Development (DHCD). DHCD would
itself have to approve the LIP request in order for the project to have standing
as a Comprehensive Permit.

The Town’s Board of Selectmen or the-ir designees would have to convey ihe
right to develop the property to a private development entity through a
Chapter 30B Request For Proposal process which stipulates the kind of
housing project they authorize.

The developer of the parcel would have to receive either a Sub-division Plan
Approval/ Special Permit from the Williamstown Planning Board, or a
Comprehensive Permit from the Williamstown Zoning Board of Appeals to
develop the property.
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2. Site Characteristics

The Lowry property consists largely of undulating pastureland with occasional
tree breaks. The interior sense of the property is quite attractive. Views of the
surrounding hills and the steeples of Williams College are present throughout the site.
The land is convenient to town but feels relatively remote. The two larger condominium
developments, Stratton Hills and Greylock Village, border the property to the southeast.
They detract some from the overall market appeal of the property, especially at its
southern boundary.

Town water and sewer utilities abut the site at the Stratton Hills condominium.
According to the Town Manager, no critical issues of water or sewer availability would
prevent the development of homes on-sewer at this jocation.

The land is located in the General Residence 1 District (GR1). It does not fall
into any other zoning overlay district. Single-family and two-family residences are
permitied “by right” within this zone. Since the parcel has access to Town water and
sewer, multi-family housing is also allowed with a Special Permit granted by the
Planning Board. Single-family homes in the GR1 District require 2 minimum of 10,000
square feet with 100 feet of frontage.

The Town owns a 50-foot right-of-way between the property and Stratton Road
immediately north of the Stratton Hills Condominiums. This right-of-way slopes up to
the flatter upland areas at a roughly seven to ten percent grade. This would logicaily
serve as a primary entrance to the property. The property’s only actual frontage on
Stratton Road includes a 75-foot strip of land just south of Stratton Road’s intersection
with Allen Road. Here the grades are much steeper and wetland issues may well limit the
use of this strip as a secondary egress without the taking of additional land.

In general, the land appears highly developable. There are two relatively flat
areas where building could economieally occur. These include a roughly 7.5acre parcel
immediately west of the Stratton Hilis Condominium {marked A on the Figure III.1) and
a larger ten to 12 acre parcel {marked B). Parcel A would result in a more visible
development from Stratton Road with much stronger visual ties to the Stratton Hills
Condominium. Development in this portion of the site would likely entail less road and
utility infrastructure. It would have less market value because of its proximity to the
densely developed condominium projects. Parcel B would have relatively little visual
impact except to immediate abutters. This land would have significantly greater market
appeal and would likely be somewhat more costly to develop.

The Master Plan Housing Sub-committee expressed an interest in clustering any
housing on a portion of the site so as to 1) retain some of the property as conservation
land; 2) to provide a visual buffer from existing neighbors; and 3) and protect the Green
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River from run-off. They suggested a small village concept of detached single-famuly
homes and attached duplexes on 5,000 to 10,000 square feet lots comparable in size to
some of the older in-town neighborhoods. The concept of a clustered village of single-
family and duplex homes could move forward under two permitting scenarios: 1) as a
Special Permit from the Planning Board utilizing the flexible development or multi-
family provisions of the GR1 zoning; or 2) through a Chapter 40B Comprehensive Permit
issued through the Zoning Board of Appeals. As a subdivision built under normal zoning
and sub-division standards, this property could support up to roughly 90 homes. The by-
law further allows the Planning Board to provide a density bonus of up to 25 percent of
the basic allowable units for projects that provide affordable housing according to the
cuidelines of a state or federal housing assistance program. The Williamstown by-law
allows for flexible, muiti-family development up to the density permitted through a
traditional sub-divisicn. With or without a Chapter 40B comprehensive permit, the site
has the zoning to provide a substantial number of housing units,

From a development perspective, the site has more assets than drawbacks. Its key
development assets include:

> lts proximity to the village center and Williams College

An attractive community with little housing inventory and virtnally no new
competing construction

Water and sewer to the site

Areas on the site supporting a relatively flat building envelope

Mountain views in all direction

A number of attractive abutting uses

Flexible sub-division and zoning requirements with the potential for higher
density development

%
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its development drawbacks include:

» The series of different votes by different entities needed to make the parcel
available for development

Likely opposition from neighbors

The need for a long cul-de-sac or a secondary entrance that may require the
acquisition or taking of additional land

The marketing drawback of two relatively dense condominium developments
abutting the parcel

Vv
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3, Options Under Current Zoning

The property is located in a General Residence ! zone. This zone permits single
family and duplex residences. Multi-family developments may be permitted by special
permit, with density limited to what would be allowed under normal zoning. The GRI1
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zone requires 10,000 square foot lots with a minimum of 100 feet of frontage. By-law
includes provisions for flexibility in terms of lot size and frontage; it also provides
density bonuses of up to 25 percent for the provision of housing that meets Chapter 40B
requirement. Tt is difficult to predict at this point exactly how many units might be
developed within existing zoning. The exact nature of the road network and any wetlands
in the western edge of the property could affect the number of build-able Jots, Assuming
four lots per acre, no significant wetlands and wiilization of 80 percent of the parcel, the
development capacity of the entire parcel would be roughly 96 homes, Applying the
affordable housing bonus could increase density by another roughly 24 homes. If the
same assumptions were used on half of the lot, the development capacity of the parcel
would be roughly 60 units.

4. Parameters of a 408 Comprehensive Permit

The Master Planning Housing Sub-committee expressed interest in developing
units at the Lowry property that meet the Town’s Chapter 408 affordable housing
requirements. In order to be recognized as meeting the state’s “A ffordable Housing”
requirements, an ownership project must include units that are permanently affordable to
families earning less than 80 percent of median for the area. These affordable units must
include covenants that insure restrictions for at least 30 years. Ina mixed-income, home
ownership development, only those uniis that are affordable to families earning less than
80 percent of median may he counted toward Chapter 40B requirements.

If the project were to be developed under existing zoning rather than a
Comprehensive Permit, the Town would apply to DHCD for inclusion of those units that
meet the income and covenant requirements into the Town’s affordable inventory once
the project is completed. The property’s developer might instead wish to permit the
project through the Comprehensive Permit process in order to gain greater flexibility to
design the lots and road network to meet the needs of the project. In order to establish
standing for a Comprehensive Permit process, the land’s developer would have to
demonsirate that the plan includes participation in a state or federal affordable housing
program. For the Lowry Property, the most likely program would be the Local Initiative
Program (LIP). The Board of Selectmen would need to initiate its OWN Or approve a
Local Initiative Program request made by the developer of the parcel to DHCD. DHCD
would itself have to approve the LIP request in order for the project to have standing as a
Comprehensive Permit. Upon completion of the project, the State would then
automatically recognize all units that serve families under 80 percent of median
household income in the Town’s Chapter 40B inventory.

With regards to Chapter 40B, the key issues to understand include:

# The Town has fewer than 10 percent affordable units (currently 128 Uunits, or
4.5 percent of the Town’s unj ts, meet Chapter 40B requirements) and is
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therefore generally subject to Chapter 401 applications from private
developers,

For a homeownership project, only those units which are affordable to
residents below 80 percent of median count toward meeting the 10 percent
goal. A project with 25 percent affordable units will have only a limited affect
of improving the Town’s efforts to reaching the overall 10 percent goal.

v

» The affordable units may be added to Willlamstown’s inventory regardless of
whether the units are developed under the Chapter 40B Process provide they
are restricted to serving residents below 80 percent of median and have deed
restrictions for at least 30 years.

The Town’s active participation in creating affordable housing wiil have some
bearing with DHCD should the community find itself facing an adversarial
40B development even though it has not yet reached the 10 percent goal.

A7

5. Other Sites with Development Potential

One possible response from neighbors and/or other members of the community is
to question, not the concept of affordable housing, but the choice of the Lowry Property
location. It is important for the Town to evaluate its other public holdings and to mdicate
publicly the availability of these holdings for housing. To repeat, the key development
assets for the Lowry Property include 1) its size and ability to address the scale of the
need; 2) its access to public water and sewer; 3) appropriate zoning; and 4) its proximity
to the Viilage Center and Williams Coliege. Initial conversations with Realtors,
developers, and town officials suggest that no available undeveloped parcels, either
public or private, share all of these assets. Private properties exist that may prove as
marketable with the extension of GR1 zoning and/or public water and sewer, though none
are currently seeking these changes. At the moment, the Lowry parcel appears clearly to
have the most potential to address the need for new housing. The Carol Cable and
Photech Mill sites each have considerable potential to provide for the adaptive re-use of
industrial buildings for condominiums and rental housing. Indeed, these sites have the
potential to meet a significant share of the Master Plan’s housing goals for the decade
ahead. In the consultant’s view, these two mill sites have more potential hurdles and a
longer prospective timeline to development than the Lowry Property. As the community
considers how to integrate all three prospective developments over a 10-year timeframe,
it makes sense to consider the Lowry Parcel as a first project. Even with 1ts complexities,
it has the easiest path to development,

6, Summary
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In the consultant’s view, the Lowry Property is an attractive site for development,
If the town of Williamstown is serious about meeting its Master Plan goals of providing
100 homes for ownership by low, moderate and middle-income residents over the next
decade, it must look seriousty at developing this parcel. The total number of units, the
density of development, the location of homes on the site, the amount of land developed,
and the income levels of those served, all represent elements of a COTMULILY
conversation needed to balance the wish for affordable housing with the community s
desire for open space, effective municipal services, and a diverse population base.
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V. Financial Feasihiiity of an Affordable Homeownership Development

. Representative Pro Forma

Realtors, developers, and town officials expressed a wide range of opmions on
how to best develop this property. These suggestions ranged from utilization of the entire
parcel as a sub-division of up to 20,000 square foot lots; to a substantial Planned Unit
development of over 100 units that integrated senior condominiums, single family homes,
lower cost attached units, and recreational amenities; to a development of up to 75
detached and attached homes split into two phases set five years apart. Ultimately, the
Town is going to have to decide the type and density of development it wants to sec on
this property.

Based on these various ideas and his own experience, the consultant provided two
alternate developiment scenarios fo test the overall financial feasibility of providing
affordable housing at this site. They may be viewed as a moderately low and moderately
high level of use. Appendix C provides representative Source and Use Summaries for
development of 48 and 72 homes on the property. The 48-home development scenario
assumes a mix of single-family and duplex homes on small lots utilizing roughly 12-acres
of land (indicated as Parcel B in Figure II1.1). The 72-home scenario envisions an
additional phase of 24 attached townhouse units located at Parcel A. These Pro Forma are
based on a number of key assumptions, including the following:

There will be no cost for the land

Atleast 25 percent of the homes provided will prove affordable to households
earning less than 80 percent of median mcome

At least some additional homes will prove affordable to households between
80 and 99 percent of median income

All homes will be affordable to households earning less than 150 percent of
median income

All homes will be of moderate size and quality (altemative approaches
describe the financial implications of using stick buiit construction versus
comparable modular construction)

» State and/or federal subsidies will be available for the units selling to buyers
below 80 percent of median. These subsidies will be worth $50,000 per unit
for each such 80 percent unit up to the level needed to balance sources and
uses.

All development scenarios offer homes starting at $130,000 and go up in
stages to $275,000.

v v

7

v

3%

v

The following compares differences in the number of affordable units, in the size
of units, and in the need for subsidy based on the total size of the project and the decision
regarding modular or stick built construction.
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Fig. V.1

Williamstown Development Feasibility Analysis: Lowry Property
Comparison of Development Options

|48/Modular | 48/ Stick |72/ Modular] 72/ Stick
80 Percent Unifs 19 12 26 18
Two Bdrm @ $130.000 0 6 8 8
Three Bdrm (@ $145,000 15 6 12 10
Four Bdrm @ $160,000 4 0 6 0
100 Percent Units 16 6 26 12
Two Bdrm @ $145.000 0 4 8 8
E"hrce Bdrm @ $185,000 12 2 12 4
Pour Bdm @ $200.000 4 0 6 0
’1_5{_) Percent Units 13 30 20 42
Two Bdrm @ $200,000 0 0 8 8
Three Bdm @ $255.000 9 18 6 | 2
Four Bdrm @ $275.000 4 12 6 12
Subsidies
Likely State/ Fed Funds Available $950,000 | $600,000| $780,000 | $900.000
CPA/ Other Funds Needed to Fil Gap ! $15,056 1$779,780 { $0 $264 383
Total Units 48 |48 | 7 72
Average Size 1655 | 1568 1516 1477 |
\Average Sales Price $192,292 1$219.792] $183.611 |$208.611

In summary, the key financial issues for devel

the following:

# The use of modul
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ar construction may well prove to be a necessary cost
containment strategy. The consultant estimates that there is at least a $25 PSF
cost difference between modular and local stick built prices for comparable
construction. This amounts to a difference of roughly $40,000 per unit. With
modular construction, the need for additional subsidies is substantially
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reduced. Without modular construction techniques, there may be a significant
lirnit to how much housing is viable for low and moderate-income residents.

Even with the provision of free land, the high cost of construction may require
additional sources of revenue (including subsidies from CPA, Federal Home
Loan Bank, and/or other State and Federal funding programs) in order to serve
households earning below 100 percent of median mmcome,

The 48-home development would likely require close to $1.4 million in
additional revenue above sales to prove financially feasible using stick-built
construction. This does not appear to be a financially feasible option, as 1t
would necessitate nearly $800,000 in CPA or other local funds to close the
gap. As a modular development, the 48-home development needs less than 31
miilion, nearly all of which may be provided by non-CPA sources. The
modular development has the added advantage of providing 35 of 48 units
{71%) to households earning less than 100 percent of median, compared to 18
units (37%) in the stick built format. In addition, the modular development
provides significant larger homes for residents.

Under the 72-home scenario, stick built construction requires $1,164,000 in
subsidy, of which CPA funds may need to cover a $264,000 gap. The
modular format requires no CPA funds and $780,000 in state or federal
subsidies. As with the smaller development scenario, the modular design
offers considerably more <100% of median units (52 to 30) and larger units
than the stick built formula.

There are many ways to shift the key variables (total units, affordable umnis,
unit size, hard construction costs) and generate other development options.
The number of total units has an impact on financial viability but that impact
is less than other decisions, including: 1) using modular construction; 2)
limiting the number of larger units at the <100% of median price; or 3)
accessing CPA and State or Federal housing subsidies.

2. Potential Sources of Public Fundine

Appendix D reprints a summary of the key sources of public funding needed to
make up the gap between the cost of providing affordable housing and the prices that
lower ircome buyers can pay. The key sources that may be available for this project
include: the Federal Home Loan Bank’s New England Fund Program; MassHousing's
Housing Starts Program; DHCD’s Community Development Fund, HOME, and Housing
Stabilization Fund programs; and the Community Preservation Act. Given its role as the
dominant employer in the community, the Town may also wish to seek a partnership with
Williams College that provides private funding support.
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I addition to direct development subsidy, there are also a number of sources for lower
cost end mortgages available from the Mass Housing Partnership, MassHousing, and
conventional lenders.

Near all of the direct subsidy programs futiction on a competitive funding basis.
Given the town’s active initiation of the project and their contribution of land, the
consultant considers the project competitive for funding as laid out in the Pro forma
assumptions. In terms of planning, the project should not rely on state or federal subsidy
prograims for more than $50,000 per 80 percent unit up to a maximum of $1 million.

With most of these state and federal subsidy programs, the Town may negotiate
for a local preference on up to 80 percent of the subsidized units. For units relying solely
on CPA funds, the Town may seek a 100 percent local preference.

All of the state and federa] funding sources will require long-term covenants
restricting the re-sale price of the units they subsidize. In other communities, these
covenants have included a range of provisions such as a land lease (where the building
value appreciates but the land value remains with the unit); a cap on resale indexed to the
Consumer Price Index or to chan ges in HUD’s median household income; or a ratio of
the initial appraised value to purchase price that gets applied to any subsequent appraised
value at the time of resale. :
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V. Recommended Critical Path & Timeline for Pursuing Development of the
Lowry Property

It is the consultant’s overall recommendation that the town pursue the
development of the Lowry Property as a means of addressing the Master Plan’s
affordable housing goals for homeownership. The following outlines a number of critical
steps in the process of bringing this opportunity to the community for their decision, and -
- providing the Town chooses to move forward ~ moving forward with development.
Appendix E places these critical path items on a representative timeline. The following
highlights some of the key action steps needed.

Step 1: Identify the Kev Steering Committee for the Town

Tn order to move this project through a relatively complex state and local approval
process, the Town should designate-a small but representative group of local officials and
citizens to help direct the process. Their key roles will include: 1) initiating the process
of gathering a community consensus to develop the property for housing; 2) hiring the
development entity that will create the housing; and 3) overseeing the work of that entity
to insure that the project that evolves meets the needs of the community.

Step 2: Perform Preliminary Design and Engineering Work

The CPA Committee has awarded the Williamstown Housing Authority $20,000
to further explore the design and engineering challenges of this site, and to facilitate a
community dialogue needed to bring the property before the Conservation Commission
and Town Meeting for their approval to develop the property. The Steering Committee
should assist the Housing Authority in preparing an RFP to address these needs and
getting the work started this Spring, provided Town Meeting authorizes this funding.

Step 3: Identify an Alternative Conservation Site

Central to the Conservation Commission’s concerns is the desire to identify and
acquire land to replace the Lowry Property as conservation and recreational land. With
an equivalent property, it is the consultant’s view that the Commission will be better able
to support the community’s housing goals. The consultant recommends that the Steering
Committee actively request the assistance of the Rural Lands Foundation and other
conservation groups in the community to identify this alternative conservation site.
Equally important, it is the consultant’s view that the initial desire of the Housing Sub-
committee to retain half of the Lowry Property as conservation land may be a serious
constraint to its optimal development as housing. Discussions with the Conservation
Commission’s Chair suggest that the Commissien does not feel that the parcel can retain
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its conservation value if development “chops up” the site: and it is very likely that the
most feasible development will do Just that. Finding an alternative site which has its oW
integrity as conservation land may prove a much more effective straiegy than trymg to
force the Lowry property to serve two masters, This does not mean, however, that the
Lowry Property not continue to develop within a cluster format that includes open space;
itis just that the open space would serve the housing development, not the conservation
mission,

Step 4: Hold Two Public Meetings Jointly with the Conservation Commission

The Conservation Commission wants (o hear from the community that using the
Lowry Property for housing represents the community’s real wishes. The Steering
Committee should arrange at least two public hearings jointly with the Conservation
Commission as partners rather thap adversaries in this process. Assuring that advocates
for the housing need speak at these forums represents a key Steering Committee task.
The consultant hired to work on the preliminary design and community input work may
wish to facilitate these public meetin gs. The preliminary design and engineering work
should precede these meetings in order to provide better information for the public
atlending.

Step 5: Identify key mix between number of units and income levels to serve

In addition to gathering a general consensus to develop the Lowry Property, the
work of the public meetings and preliminary design and community input tasks should
belp identify the optimal mix between number of units and income levels to serve. Will
there be more support for a lower density development with fewer affordable units or a
higher density with a higher percentage and number of affordable units? One of the
consultant’s key tasks will be to provide the Steering Committee with the financial back
up needed to explain the necessary trade-offs between cost and affordability. This task
will also help determine whether to pursue a friendly 40B process or whether to develop
the property within existing zoning

Step 6: Bring the Issue to a Vote of the Conservation Commission

Prior to selecting a developer willing to work with the Steering Committee, the
project needs to pess the initial hurdle of Conservation Commission approval. This
should follow the public meetings. The preliminary design work should inform the
discussion but not constrain the development of the project too early in the process. The
vote should be to allow for development of the property provided it passes al] of the other
hurdles including Town Meeting vote, legislative approval, L1.P. approval from the
Board of Selectman, permit approval from the Planning Board or ZBA, and financial
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approvals as needed from subsidy providers and lenders. Unless all of these hurdles are
successfully passed, the property should revert to the Conservation Conunission’s
purview.

Step 7: Select a Developer

Based on the work of the preliminary design consultants and the public meetings,
the Steering Committee should set the parameters for development of the property.
These parameters witl include levels of affordability, minimum and maximum units,
design and construction preferences, and other issues central to gaining the support of the
community for this project. The Steering Committee should work with the consultant to
insure that the parameters do not negatively impact the financial feasibility of the nroject
and serve to encourage developer participation. Once completed, the RFP should go to
the Board of Selectmen for approval, as this group will ultimately need to support a LIP
initiative. The consultant should provide the Steering Committee with outreach
assistance. Town counsel will need to get involved to insure that the RFP and subsequent
disposition of the property meet the state’s public procurement TCQUITEInents.

Step & Initiate a LIP Application

Once the developer has been selected, the Steering Committee should work with
this partner to initiate a Local Initiative Prograim application to the Board of Selectmen.
The LIP will identify the key financial parameters of the development and will allow the
project to get DHCD's approval for eligibility as a Comprehensive Permit if needed.
More importantly it provides additional momentum for a positive vote from Town
Meeting to use the property as housing. Alternatively, the Town itself may initiate the
LIP on its own as part of the preparation for selecting the development partner.

Step 9: Get Town Meeting Approval

Prior to submitting a specific development proposal, the selected developer will
need the assurance that he or she can get access to the property for development. Town
Meeting authorization is an essential step. At this point, the Steering Committee wili
work with the prospective developer to insure passage of the necessary warrant articles.
Depending on timing and the capacity of the prospective developer, the request for Town
Mecting approval may include a schematic design plan of the prospective development.
A key strategic question is whether to seek a single two-thirds vote initially by
tramsferring ownership directly to an entity other than the town, or to seek an initial
majority vote authorizing the use of the property for affordable housing. Town Meeting
would then have to approve the final sale or transfer of the property by a two-thirds vote
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at a later date. The Steering Committee would likely need to seck legal counsel on the
process of transfer and the Town’s ability to offer the land for less than its true value.

Step 10: Get Necessary State Legislation to Remove Property From Conservation
Restrictions

Once Town Meeting approves the di sposition of the property, the town needs to
draft the necessary articles and request the local legisiative delegation to introduce
legislation needed to remove the state’s conservation restrictions.

Step 11: Submit for Permits

As soon as Town Meeting gives its okay, the developer should prepare plans for
development of the property. If the project goes forward as a Chapter 40B “friendly”
Comprehensive Permit, DHCD’s L.LP. Authorization will be needed. This is a project
that will almost certainly face local opposttion, an opposition that will have had
substantial notice and opportunity to organize. The consultant expects that any local
permit may be appealed by abutters. This could delay development by as much as two
years. The permitting process therefore represents an essential stage in the process, one
where the active support of the Steering Commitiee in maintaining community support
will prove essential.

step 12: Secure Financial Commitments

The task of securing the necessary subsidies and financing commitment will fall
to the developer, who will benefit from the continued support of the Steering Committee
and Town. This is particularly true as it involves Community Preservation Act and/or
Community Development Fund grants.
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VI Other Development Opportunities

Pursuing the possible development of the Lowry Property represents only one of
the approaches identified in the Master Plan’s housing recommendations. This consultant
provided a preliminary assessment of three complementary approaches to addressing the
Town’s affordable housing goals over the next decade. It is the consultant’s view that,
along with the Lowry Property, these additional approaches provide the Town with the
most flexibility in terms of pro-actively addressing the identified housing needs in the
community.

1. Photech Mill Site

The Town owns the 9.9-acre Photech Mill site located along both banks of the
Hoaosic River on Cole Avenue, less than a mile north of the town center. The property
includes existing structures totaling 431,244 square feet of space. The site, which is
located in the Town’s Limited Industrial Zone, has market potential for a variety of
mixed-uses, including rental or condominium housing for seniors or non-seniors, office,
commercial, or even light manufacturing. The key questions surrounding this site
include:

How much, if any, of the existing structures should be rehabilitated?

[f the buildings are razed how much development can actually occur within
the limits of riverfront development?

What is the mix of uses that will make the most marketing and financial
sense?

Y v

v

The Williamstown Master Plan recommends that “The Photech Mill site be
evaluated as a possible location for affordable/ assisted rental housing as a component of
a larger mixed-use redevelopment strategy for that site....” The conceptual drawings
provided with the plan suggest mixed residential and office or light manufacturing,
suttable for 50 to 70 units of which 50 percent is affordable family rentals and 50 percent
affordable senior housing.

The main structure on the site is a rambling brick structure, encompassing over
400,000 square feet of space on the south side of the river. The structure mcludes many
additions built over several generations. Much of the building, including the historic core
of the mill, has experienced substantial structural damage, largely from water incursion.
There is considerable question about whether any of the existing structure can or should
be preserved. Moreover, there is a clear recognition that market demand would not be
sufficient to utilize all of the square footage available in this structure,

Local developer, Dave Carver suggested that the brick fagade of the main historic

mill could be saved by building a new structure within the existing shell of the building.
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Carver said that his company, Scarafoni Associates, performed a similar rehabilitation a
the Newberry Building in North Adams. This approach would preserve the historic
facade and, as important, allow for development nearer to the river than would Likel y be
permitted as new construction. Several of the latter additions further from the river and
Cole Avenue could then be razed to provide a mix of new construction. Looking at the
marketing and cost issues associated with rehabbing such a large shell, Carver suggested
usiig a portion of the main floor as covered parking. In all, Carver thought the site could
accommodate a roughly 50-unit mix of rentals and condominiums, with some additional
retail or restaurant space.

As with the Lowry Property, the Photeeh Mill site provides both opportunities and
challenges. The consultant recommends the following actions for further examining the
development feasibility of this site:

# Form an Affordable Housing Steering Committee to forward the Lowry Property
initiative (Step 1 above) and empower it to additionally collect data regarding the
development feasibility of the Photech Mill site.

%/

Review the Rivers Protection Act to determine the extent of development allowed
at the site if it were razed of existing structures.

» Invite local and regional developers skilled in total rehabilitation of historic
structures to evaluate the property with the Steering Committee and suggest
strategles for development.

A4

Request additional CPA funding to perform preliminary design and engineering
work on this site, to facilitate a community process of identifying optimal
development compotents, and to assess the marketing and financial feasibility of
development on this parcel (just as has been approved for the Lowry Property).

Based on this information, determine an optimal development approach and

submit a Request for Proposals from the private development community to
develop the property.

2. Housing Rehabilitation Loans in Cole Avenue Area

Just south of the Photech Mill site and east of Cole Avenue is a several block area
of modest older homes. This neighborhood appears to have the highest concentration of
the Town’s lowest cost homes as well as homes that could most clearly benefit from
facade, weatherization, lead paint abatement, and structural rehabilitation. The consultant
recommends working with a local non-profit housing entity such as the North County
CDC or Berkshire Housing Development Corporation, to develop a program of low-
interest rehabilitation loans to existing low and moderate-income residents focused in this
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neighborhood. This program should include provisions to package acquisition and
rehabilitation loans for qualified first-tfime buyers. Such programs are being successfully
administered throughout the Commonwealth utilizing the array of fundmg and lending
sources identified in Appendix D. The twin benefits of this approach is that it 1) malkes
ise of the existing stock of lower cost homes to address the need for affordable housing;
and 2) it improves the overall stock of housing in the community. Accerding to local
officials, older residenis own a significant share of the homes in greatest need of repair.
The concurrent development of age-appropriate, ownership or rental housing for seniors
at either the Photech, Carol Cable or Lowry property sites may help free up these older
homes for purchase and rehab by first time buyers.

3. Identification of Smaller Town-owned Scattered Site Options

The consultant recommends that the Town assess the development potential of its
inventory of town-owned parcels to determine if one or more other existing properties
could be utilized as scattered site housing. This inventory would need to evaluate
alternative municipal uses, access to appropriate infrastructure, and adherence to existing
zoning requirements before determining if a given parcel could be sold or donated for
housing use. Provided that the town’s inventory included developable parcels, the Town
should prepare a Request for Qualifications to attract a potential development partner
willing to provide affordable homeownership or rental housing on these sites.

Appendices

Appendix A Lowry Property: Key Baseline Maps

Appendix B Housing Section of the Williamstown Master Plan

Appendix C Lowry Development: Representative Sources and Uses
Appendix D Key Sources of Public Funding

Appendix E Lowry Development: Critical Path and Representative Timeline

DEVELOPMENT CYCLES -26- March 2003
Amherst, MA 01002



Appendix A
Lowry Property: Key Baseline Maps

> Perimeter Survey
Zoning Map

v

[FProvided with Original]



Appendix B
Housing Section of the Williamstown Master Plan
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Housin:
Vision Statement

Williamstown is changing because of its transforma-
tion to a service dominated economy and its atirac-
tiveness to retirees and second homeowners. The
town-wide survey revealed an unmet need for
affordable starter housing and moderately priced
homes.

We need to expand the availability of affordable
housing for first-time home buyers, young families,
moderate income families, single people, people
with handicaps, retirees and the elderly.

The Iate 19th Century saw the
arrival of Victorian homes
throughout Williamstown.
Mary have recently been
restored.

Consideration should be given in locating new

housing to make efficient use of public services, such as transportation and
water and sewer Hnes.

As we increase our housing stock, we want to preserve historie structures to

maintain the architectural character of the town and its links to the past.

Research Findings and Assessments

Reseqrch Findings

The following excerpts are from the RKG Associates report, “Housing
Hlement,” dated September 2002:

* Because of changing economic conditions and its attractiveness to
retirees and second home owners, Williamstown is experiencing increas-
ing residential property values and demands for housing at all income
levels. This is making it more difficult for renters and prospective home-
owners in lower and mid-range income levels to find suitable and
affordable housing.

° Because other communities are facing similar difficulties in expanding
housing stock, Williamstown cannot rely on the surrounding region to
satisfy housing demands that may be created by growth in employment.

* Housing needs must be evaluated in the context of Williamstown’s

relatively small resident population and its location int a “slow growth”
region. Consequently, current and future housing needs may be relative-
ly modest in terms of total numbers.
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» The number of housing units constructed each decade has steadily
declined since the 1970s.

= The private sector does not appear to be meeting regional needs for
new construction, particularly in market rate rentals and low- to mid-
priced single~family homes.

s Local employers report that limited housing choices have hurt their
ability to recruit workers, and that increasing numbers of peopie who
work in Williamstown are moving to other more affordable commuri-

Hes.

» Due in part to the limited turnover of existing housing and the com-~
paratively high cost of housing, a relatively small number of younger
households are moving into the community. This demographic frend
could influence future service demands for the elderly, school enroli-
ments and business recruitment efforts.

s The unusually wide range of real estate values in Wiliamstown and a
growing income disparity within the community are viewed as con-
cerns among some segments of the community.

¢ Because new housing construction in Williamstown has been so limit-
ed, acquisitions of land, homes or rental properties by institutions have
had an impact on the overall supply and availability of resale housing
for the broader market.

s Despite the rapidly rising real estate values, there are still isolated
pockets of housing in need of rehabilitation. Many of these units are
within or near commercial corridors that are also in need of reinvest-
ment. There are also potential redevelopment sites that can support new
housing as part of an overall revitalization strategy.

e Because real estate values in Willamstown are substantially higher
than regional averages, issues of housing availability, affordability and
choice are more pressing than in some nearby communities.

» Homes built in Williamstown over the past five years have an average
lot size of more than five acres and an average assessed value of more
than $350,000. The absence of lower-cost new construction is due in part
to a shortage of locations near existing utilities that could accommodate
construction on smaller lots which is a function of sub-division
regulations.
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Household Statistics

¢ Based on the State’s definition of low, moderate and middie-income
households (50, 80 and 150% respectively of area wide median house-
hold income which is $39,100 for Berkshire County), an estimated 1,040
or 38% of Willlamstown’s households would be considered low and
moderate income. However, median household income in Williamstown
is 851,900 which, using the above definitions, translates to approximately
1,570 or approximately 57%.

* The median estimated housing value of owner-occupied (year round)
reported by residents was $168,400.

* Housing is generaily considered to be affordable when households
spend no more than 30% of their gross income on housing costs (mort-
gage, insurance, ufilities, property taxes, condominium fees). More than
82% of Williamstown homeowners reported spending less than the 30%
threshold in 1999. A similar measure of affordability applies to rental
housing (gross rent includes heat, utilities and other costs not included
in the actual contract rent), and approximately 74% of Williamstown
renters reported spending less than the 30% threshold.

¢ Households earning less than $35,000 per year could be classified as
either low or moderate income (using the 50 and 80% of the median
income definition noted above). In Williamstown, roughly 320 home-
owner and 400 renter households fell within this category in 1999.
Within these groups, an estimated 128 homeowners and 162 renters paid
more than 30% of their monthly income on housing costs.

* Approximately 8% of Williamstown's households, including 5.9% of
the town’s homeowners and nearly 14 % of all renters, earned incomes
below the poverty level in 1999. The 222 households living in poverty
were fairly equally split between homeowners (54% of the total) and
renters (46%). Roughly 35% of all households in poverty were headed by
‘persons over age 65 (including 69 homeowners and 9 renters). The elder-
ly make up the majority of the town's homeowners who lived in poverty
in 1999 (58%), while the vast majority of non-elderly poor are renters.

= A full 15 % of the town's population over age 5 possessed a disability
of some kind in 1999, an indicator of persons with a potential need for
modified or accessible housing. Of the town's total population with dis-
abilities, roughly 43 % were over age 65 while 50% were non-elderly
adults and the remaining 7 % were under the age of 18.

» Williamstown is about 164 units short of the 292 subsidized housing
units needed to satisfy the 10% goal established by Chapter 40B. This
need could be met by providing a mix of affordable/assisted rental
units.
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o There is an estimated immediate local demand among non-elderty low,
moderate and middle-incorne renters for roughly 65 affordable owner-
ship units (single-family starter homes and condominiums).

» it is estimated that there is an existing need among 70 local households
which could be accommodated by reasonably priced market rate rental
housing. ‘

e While there is an estimated existing need for approximately 350 units
of housing for low, moderate and middle-income residents (including a
mix of assisted family rentals, affordable ownership, elderly housing
units and market rate rentals), the need does not necessarily translate to
an adequate market to immediately absorb the additional housing units.
The maximum potential absorption over the course of the next decade, and
a reasonable goal, is estimated.to be 190 to 225 units (55-65% of
Williamstown's estimated current need).

e The location of additional market rate housing units within walking
distance of the Spring and Water Street corridors will be an important
strategy to encourage commercial expansion within the village center.
The Carol Cable property and nearby sections of Water Street appear 1o
possess the greatest potential to support market rate muldti-family hous-
ing, including rental and condominium units.

Assessments

e It is important to make significant short- and long-range progress
toward meeting the State’s “fair share” standard for affordable/assisted
housing unifs.

s Tt is important to identify locations where lower cost housing might be
built in quantities consistent with overall housing needs, compatible
with community preservation goals and which does not adversely
impact existing neighborhoods.

e It is important to rehabilitate and redevelop priority neighborhoods
and sites to meet housing needs.

s It is important fo provide for a sufficient level housing growth and
diversity to maintain stable public service demands and enable low,
moderate and middle-income residents to remain in the community.

» It is important to encourage and work with Jocal institutions to pro-
vide for their future housing needs through new construction or adap-
tive reuse, rather than acquisition of existing properties.
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1) Town officials encourage the development of market rate rental hous-
ing and condominiums within the Carol Cable Mill and surrounding
Water/Spring Street areas as part of a mixed-use redevelopment strate-
gy. Any redevelopment plan for the site should include a housing com-
ponent preferably including no less than 25% devoted to affordable
housing (defined as low, moderate and middle income households, with
low: up to 50% of area-wide median income; moderate: 51 — 80%; mid-
dle: 81 — 150%. Median 2000 household income for Williamstown per
the 2000 census was $51,875 (See 'Potential Housing Suitability Areas’ map)

2) The Photech Mill site be evaluated as a possible location for afford-
able/assisted rental housing as a component of a larger mixed-use rede-
velopment strategy for that site, and target the surrounding Cole Avenue
neighborhood for housing rehabilitation.

3) The Planning Board review and redraft bylaws to encourage
infill /higher density housing in the town center.

4) A goal be established to create 100 units of new housing over the next
ten years (including rental units) that is affordable to people at various
income levels — single family units priced in the ranges of $150,000 to
$225,000 and $200,000 to $400,000.

- 5) A portion of the Lowry property be used to address the town's range
of housing needs while setting aside a significant portion of the property
for open space. (See attached ‘Lowry Property Conceptual Housing Plan)

6) Town officials publicize and encourage owners of substandard hous-
‘ing to seek available State grants and low interest loans to improve prop-
erties.

 7) Williams College be encouraged to meet future faculty-staff housing
needs through new construction and adaptive reuse, rather than the
acquisition of existing housing.

Housing — Summary
Apart from new single-family homes averaging $350,000 on five-acre lots,
there has been liftle recent housing growth in Willilamstown. Surveys show

a potential need for some 350 units of housing that are affordable or about
190 to 225 over the next 10 years.

At least 100 housing units should be created over the next decade through
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zoming bylaw changes to encourage infill housing in the town center, reha-
bilitation of substandard dwellings, mixed use redevelopment of the Carol
Cable and Photech mill properties and incentives for private development of
portions of the town-owned Lowry property.

Musy century-old homes on
Cole Awvenue have been brought
back to their original beauty.
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Appendix C-1
[owry Property Development Pro Forma
Affordability Analysis

HuD I]()uthuld {ncomie by Family Size (Berkshire (,oumy FY 7()0")

.12 Persous 3 Pels(ms 4Perwns Sl’usons GPcrsnns ;

0% of Median $36.130 EEM}‘?OO $45,200 $48,8(}G

$S4.650
10{)‘,0 of Median | 345200 $50,000 1 $56,500 561,000 $68.300
150% of Median | 567,800 £76,350 | 584,730 $61,500 $102.450

Supgested Home Prices

sIwo: s b Th Four

TR -1 Bedroem | Bedroom. | Bedroom
30% of Median $130.000 | $145,000 | $160,000
! 100% of Median | $160,000 | $185,000 $200,000
‘ 150% of Median | $200,000 | $255.000 ; $275,000

Maximum Eh{_,lh[e income by Bedroom Sme
: - <1 Twgep o Three:
ST Bedroom Bed1 oo

80% of Median $40,700 $47,000 $54 650
100% of Median | $50,900 | $58,750 | 568,300

[150% of Median | $76350 §88.125 1 $102,450

Monthly Payment Needed at Proposed Pricing
Assummg: 5% Downpayment

kS W s L
i Bedroony | Bedroomy i
80% of Medizn $1,001 1,117 $1.232
100% of Median | $1,232 $1.425 $1,540
[150% of Median $1,540 $1,504 $2,118

Assumptions

1. Qualifying Housing Ratio: 30 percent of Gross Income

2. Morigage Term and Rate: 30-year fixed rate (@ 6.0 percent
Mortgage Amount: 93 percent

Tuxes, PMI & Insurance: 0.2% of purchase price menthly
HUD Standard is to presume 1.3 persons per separate bedroam.

o

L

Bedraom

Mamnum Home Prices Atiowed Given H()usch id I cume

780% of Median £133,882 $148.684 £3160,526
100% of Median $167.434 £185,855 £200,658
150% of Median §251,151 $278,783 $300,987

Income Needed to Support Monthly

Payments af Proposed Pricing

o Three s | =2 Fou ' ‘

: Pedroom | “Bedvoam | . Bedroom "
§0% of Median | $40,040 $44,660 549280 |
100% of Median| __ $49,280 $56,980 561.600 |
150% of Median| __ 561,600 §78.540 584700 |
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Lowry Property Development Pro Forma

Sources & Uses of Funds

48 UNITS/ HOMEOWNERSHIP
stick Buailt Construction

N | UNITS SQUAREL. " TOTAL , [ $/UNIT. | $/SF. | Yeaf |
S R-FEET | REVENUE/ Heil s U REVENUE
R - COST - et
SOURCES OF FUNDS
Two Bedroom Units
<80 Percent* 6 1120 1§ 780,000 | § 130,000 | $ 11607 6.5%
80-99 Percent Units 4 1120 |3 640,000 1§ 160,000 [ §  142.86 5.4%
100-150 Percent Units 0 1126 |3 - 1§ 2000008 17857 0.0%
Three Bedroom Units
| <80 Percent” 6 1536 1% 870,000 | § 145000 |5 9440 73%
[ 80-99 Percent Units 2 | 153 [§ 370,000 | § 185,000 | § 12044 3.1%
j 100-150 Percent Units 18 | 1536 |8 4390000 % 255000 15 166.02 38.5%
ﬂ Four Bedroom Units
| <80 Percent* [0 2012 1§ - 1§ 160,000% o440 0.0%
80-99 Percent Units 0 2002 |3 - 1% 2000008 11799 0.0%
100-150 Percent Units 12 2012 15 3300000 5 275000 [$§ 16224 27.7%
Total Unit Sales G e e 1§ 10,550,000 8 219,792 18 14004 | 5adv
Likely Subsidy Funds for 80% Umts 12 3 600,060 ;1 8§ 50,000 | & 37.65 5.0%
|CPA/ Other Subsidy Funds Needed 5 779780 1§ 1624515 1036 | 6.5%
TOTAL SOURCES OF FUNDS 48 | 1568 | $11,929,780 | §248.537 | § 15847 L 100.0%
[USES.OF FUNDS - B e T
| _Hard Costs
Land and Easements $ - 3 - h) - 0.0%
Roads, Utilities & Paying 5 700,000 1§ 14,583 [ § 230 1 5.9%
! Grading & Landscaping g 288,000 ] § 60001 % 3.83 24%
Two Bedroom Consiruction 0] 1120 b 1344000 1 § 134,400 [ % 12000 11.3%
| Three Bedroom Construction 260 1536 |8 4592640 | § 176640 |§  115.00 | 3859
k Four Bedroom Construction 121 2012 ] § 2540,160 1% 211,680 1% 105.00 213% |
SUB-TOTAL HARD COSTS. + ol 1800 9464,800 | S 197,183 [ 5. 125.73 79,39
| Soft Costs |
i Administration } s 4500018 To00 1§ 0.641 04% |
r Architecture & Engineering J | s 473,240 | § 9,859 | § 6.29 1 4.0% j
r Financing Fees & Interest ; } IE 120000 [ $ 25001 % 1591 1.0% |
f Legal & Accounting ] f B 48,000 18 10003 0.64 | 04% |
| Marketing | i $ 263750 |3 5495 § 350 2.2%
| Permits & Hook Up Fees 5 48,0001 8 1000 1% 0.64 | 04%
| Project Memt and Consultanis $ 422,000 | § 87921 % 5611 35%
] Recording Fees, Tax Stamps & Taxes $ 720000 § 1,500 1 § 096, (.6%
|SUB-TOTAL SOFT COSTS - L8 1,494990 0§ 31,146 | § . 19.86°1 12.5%
}_ Contingency & Developer's Fee ‘ * {
Soft Cost Contingency ] f 3 74750 [ $ 1557 1% 0.99 1 Dg%
J Hard Cost Contingency | | 3 473,240 | § 9,856 | 3 629 | 40% |
| Development Fee i ! K 42200018 87928 561 35% |
|SUB-TGTAL CONTINGENCY & FEE [ | - I'g 969,990 | S 20,208 'S 1289 | 8.4% |
'TAL USES OF FUNDS ] | | $11.929,780 | § 248,537 | § 158.47 | 100.0% |
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Lowry Property Development Pro Forma

Sources & Uses of Funds

AR UNITS/ HOMEOWNERSHIP
Modular Construction

SISF ] Yol |
SOURCES OF FUNDS
Two Bedroom Units
<80 Percent® 0 2 A - $ 130000 | § 11607 0.0%
80-99 Percent Units 0 2 3 " $ 160,000 % 142.86 §.0%
100-150 Percent Units 0 2 ) - § 200,000 1§ 178.57 0.0%
Three Bedroom Units
<80 Percent® 15 1536 § 0 2,175,000 % 1450005 9440 21.3%
§0-99 Percent Units 12 1336 5 2,220,000 1 % 18500015 12044 218%
100-130 Percent Units 9 1536 § 220500078 25500018 166.02 22.5%
Four Bedroom Units
<80 Percent® 4 2012 N 40,000 | § 160,000 | § 9440 6.3%
80-99 Percent Units 4 2012 A 00,000 1 & 2000001 % 117.99 7.8%
100-150 Percent Umts 4 2012 A 1,100,000 1 § 275000 % 16224 10.8%
Potal Unit Sales: =« . i e e e B8 00230,000 1§00 192,292 1280 116,197 0 496:5%
Likely Subsidy Funds for 8(}% Umts 19 $ 950,000 % 5000015 30271 5.3%
P A/ Other Subsidy Funds Needed £ 15,056 | § 3141 % 0.19 0.1%
TOTAL SOURCES GF FUNDS 48 1655 $10,195.056 | $192,605 | $116.38 | 100.0%
SES OF FUNDS
Hard Costs
Land and Easements $ - b - $ - 0.0%
Roads, Utilities & Paving $ 700,000 | § 14,583 | 3 8.81 6.5%
Grading & Landscaping g 288,000 | $ 6,000 1§ 3.63 2.8%
Two Bedroom Construction 0 1120 5 - $ 10640075 95.00 0.0%
Three Bedroom Construction 36 1536 b 4976640 | § 1382401 §F 90.00 48.8%
Four Bedroom Construction 12y 2612 3 2056320108 171,360 | %  85.00 20,2%
SUB-TOTAL HARD COSTS - Til o BT8R0 8020,9668 80 TeT,103 1 8 100.97- 1 TRV
Soft Costs
Administration 3 48,000 | § 1,000 1§ 0.60 0.5%
Axchitecture & Enginearing A 401,048 | 3 8355 | % 5.05 3.9%
Financing Fees & Interest ) 120,000 | 2,500 | § 1.51 1.2%
Legal & Accounting 3 48,000 1 § 1,000 | § 0.60 0.5%
Marketing $ 230,750 1 § 4,807 | § 2.90 2.3%
Permits & Hoolt Up Fees $ 48000 1 § 1,000 | § 0.60 0.5%
Project Mgmt and Consultants 3 369200 | § 7,692 | § 4.65 3.6%
Recording Fees, Tax Stamps & Taxes $ 72,000 | § 1,500 | § 0.91 0.7%
SUB-TOTAL SOFT COSTS - 2 $ 01,336,998+ % 27,834 1§ 1683 13.1%
Contingency & Developer's Fes
Soft Cost Contingency 3 66,850 | B 1,393 $0.84 (.7%
Hard Cost Contingency 3 401,048 | 8 8,335 $5.05 3.9%
Development Fee 3 369,200 1 § 7,692 $4.65 3.6%
SUB-TOTAL CONTINGENCY & FEE L& 837,008 | § 17440 0 $ 0 10.54 1. 8.2%
TOTAL USES OF FUNDS $10,195,056 | § 212 397 | $128.34 1(30 0%
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Lowry Property Development Pro Forma

Sources & Uses of Funds

T2UNITS/ I‘EOMEOWI\’ERSH'IP
Stick Buiit Construction

L Y of
|REVENUE

| - #
| |
1,040,000 [ $ 130,000 | § 11607 .
1,280,000 | $ 160,000 | $ 14286
|

L660,000 | § 200000 | § 178,57

SOURCES OF FUNDS

)“ Two Bedroom Units
<80 Percent*
30-99 Percent Unitg -
100-150 Percent Unitg

| Three Bedroom Uniis |
<80 Percent* 1,450,000 | $ 145,000 | § 9440

J
| 80-99 Percent Units 740000 [ $ 185,000 ] $ 120.44 |
| 100-150 Percent Units : b 5,610,000 | § 255000 | 3 166,02 |
i’ Four Bedroom Units | f

<80 Percent* -

3 A )
80-99 Percent Units 3 - $ 200,0001% 13700 0.0%
100-150 Percent Units 12 2012 |8 33000005 275000 | s 162.04] 20.4%)]
Total Unit Sales ™ .7 70 B iRt T R ey 3 - 15,020,000’:’ $: -208=,6I'1-.]-'$ 14127, F 0 9-2;.8"_/]
3
3
5

160,000 1§ 94.4p

Likely Subsidy Funds for 80% Units | 900,000 | $ 50,000 /'S 33.86 | 5.6%] -

18|
CPA/ Other Subsidy Funds Neodegd | 264,383 | 3,672 (% 2.49 | 1.6%!
"OTAL SOURCES OF FUNDS 72 f 1477 | $16,184,383 | $ 274,783 | $152.22] 100.0%)|
USES OF FUNDS. - - T ; '

Hard Costs 7 N E— ]
Land and Easements f
Roads, Utilities & Paving : [

1 Grading & Landscaping
_ Two Bedroom Construction
{ Three Bedroom Construction
Four Bedroom Construction
SUB-TOTAL HARDCOSTS- . S
Soft Costs

1
—
$ - | 0o%
97221 6.5
432,000 [ 8 60003 406
3.091.200 (S 12830018 115.00 1979
6,082.560 | $ 168,960 | § 110.00 " 3747,
2419200 [ 3 201,600 % 100.00 | 14.5%
A27T24.960 08 176,736 | § 119.69 [ 78:6%

: ! L -
Administration [ b 72,000 13 LO0O | § 0.6% 0.4%
Architecture & Enginesring i g 636,248 f 3 8,837 ’ $ 5.98 f 3.9%
Financing Fees & Interest |3 180,000 | § 2,500 % 1691 11

-

B 720003 1000, 8  ose| 0
$ 37550018 5215 % 3530 2.3%
B 7200018 10005 068 04%
600800 | 8 8344 § 5451 3%
108000 (5 1500 %  Lo2 [ 07%
2,116,548 § 29307 |5 19.911 "13.1%

Legal & Accounting
Marketing
Permits & Hook Up Fees
Project Mgmt and Consuitants b
Recording Fees, Tax Stamps & Taxe | S
[SUB-TOTAL SOFT COSTS -~ = : e g
(; Contingency & Developer's Fee
‘ Soft Cost Contingency
] Hard Cost Contingeney |
J Development Fee |
[STR-TOTAL CONTINGENGY & TEE
fl AL USES OF FUNDS
e N . F = S

‘F?

REE

f § 63624815 8837 | s5o8 | o

5 600800 |8 8344] $565 | 3w
R I,342,875-f$',18,65111$-_,12.63} 8.3%
$16,184,383 | $224,783 | §152.22 | 100.0% |

__ [
i K 105827 [§ 1470 %100 0.7%
5

N AN S R O O
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Lowry Property Development Pro Forma

Sources & Uses of Funds

T2 UNITS/ HOMEQWNERSHIP
Modular Construction

[ o $/8F . T% ef
i '“'W'-'RJ:VENUE
SOURCES OF FUNDS
Two Bedroom Units
<80 Percent* 3 1120 |S 1,040,000 0 $ 136,000 |3 116.07 7.4%
80-99 Percent Units 8 1120 15 1,280,000 | § 160,000 | § 14286 9.1%
100-150 Percent Units g 1120 1§ 1.600,000]S 200000 |8 178.57 11.4%,
F Three Bedroom Units
[ <80 Percent* E 1536 1§ 1,740,000 [ $ 145000 |5  94.40 12.4%
[ 80-99 Percent Units 12 1536 1§ 22200008 185000 | § 120.44 15.9%,
100-150 Percent Units 6 1536 1§ 1,530,000 5 25500018 166.02 10.9%
Four Bedroom Units
<80 Percent* 6 2012 % 960,000 | $ 160,000 | § 9440 6.9%
80-99 Percent Units 5 2012 1§ 1200,000] % 200000 |% 11799 8.6%
[ 100-150 Percent Units 6 2002 15 1,650,000 1§ 275000 | § 18224 11.8%
[ Total Unit Sales I e DS T3 050.000T % (83,651 | 5 121.00° 94.5%,
]lepiy Subsidy Funds for 80% Umts 26 g 780,000 1% 300001 % 1978 5.6%
{CPA/ Other Subsidy Funds Needed $ (3,434)] § (4§ (0.03) 0.0%
"FTOTAL SOURCES OF FUNDS 72 1516 | $13,996,566 | $ 194,397 | $128.20 100.0% !
HWUSES OF FUNDS . S B aan ]
| Hard Costs f
I Land and Easements 3 - b - 5 - 0.0%
] Roads, Utilities & Paving 5 70600018 972213 6411 50%
| Grading & Landscaping 5 432,000 | $  60001% 396 31%
Two Bedroomn Construction 2411120 § 25536008 106400 $ 95.00 1 18.2%
Three Bedroom Construction | 20 1536 |8 4147200 [$ 138240 (S 90.00] 206%
‘ Four Bedroom Construction J 187 2012 b 308448018 17136013 8500 22.0%
SUB-TOTAL HARD COSTS- . = [ [ 77 oo $:0 10,917,280 1 § 151,629 S 100.00 - 78.0%
| Soft Costs J i
{ Administration } 'S 7200018 10001S 0.6 05% |
Architecture & Engineering | ; | 54586418 TSRS 500 3.0%
Financing Fees & Interest | f l'g 180000 |8 2350013 165 | 13% |
i Legal & Accounting J ( 's 72,006 |8 1,000 |3 0661 0.5%
| Marketing | I [ 3 330500 | 8 45901 % 303 249
,ﬁ Permits & Hoole Up Fees 3 72006 § LOOO | § 0.66 0.5%
Project Mpmt and Consultants h 5288001 % 7,344 1 § 4.84 3.8%
; Recording Foes, Tax Stamps & Taxes j 3 108,000 | § 15001 % 089 o0&
|SUB-TOTAL SOFT COSTS J | 18 1,909,164 ]§ 26516 |8 17.49 |- 13.6%
I Contingency & Developer's Fee ’ | f
| Soft Cost Contingency % | $ 95458 | § 1326 1 % 0.87 1 0.7% i
| Hard Cost Contingency f | 3 545864 | % 7581 % 5000 3.9% ]
f Development Fee | # I's 528800 |8 7344 (8§ asd| 3am
|SUB-TOTAL CONTINGENCY & FER [ L 18 LIT0122 1S 16,252 % 10721 BA%
" TAL USES OF FUNDS ! } | $13,996,566 | $ 194.397 | § 128.20 | 100.8%




Appendix D
Key Sources of Public Funding

from Taking the Initiative Prepared by Gitizen’s Housing & Flanning Association
(CHAFA) Boston, 2002
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COMMON FUNDING SOURCES

PREDEVELOPMENT ACTIVITIES
Financing Tools

Massathusetts Housing Partnership Fund {AEHP)
(6%7) 338-7868 .

TECHNICALASSISTANCE FUND

Eligibie applicants are local housing partnerships, municipalities and nongrofit and for-profit developers. Assists |
atfordable housing developers to quickly test project feasibility and answer predevelopment technical questions.
The A Fund will engage third party professionals, such as architects, engineers, and development consuitants, on |
behalf of a community or developer. Repayment of the assistanice s contingent on whether the project is develbped.
Appiication is simple, and response is prompt. Program provides up to $3,000 of professional assistance. !

408 TECHNICAL ASSISTANCE FUND , i
Eligible applicants are cities and towns reviewing comarehensive permits pursuant to Chapter 40B, Combines

assistance from MHP staff with up to $1C,000 in third-party technicat assistance to help cities and towns review I
comprehensive permit applications pursuant to MGL Chapter 40B. MHP acts as DHCD's agent in this capacity.

|

PREDEVELOPMENT FUND ' :

Eligible applicants are local housing partrerships, municipalities and nonprofit and for-profit developers. Expedites A
the development of highly feasible fow and modarate income housing projects by providing tp to $50,000 to bridge E
development costs prier to a construction loan closing. Projects must demonstrate a high degree of feasibility to be i
eligible for the Predevelopment Loan Fund. i
DHCD Division of Municipal Development i
{617) 727-7001 .

PEERTO PEER GRANT. - |
Eligible applicants are municipalities or regional planning agencies. Small grants for short-term problem solving

and technical assistance. Program works by matching a municipality with an official or employee from another i
community that has dealt with a similar challenge or issue, Typical grant is $850 and covers 30 hours of technical

assistance. Affordabie housing issues are an eligible use of grant monies. §
MassDevelopment g
{800) 445-8030 .

PREDEVELOPMENT ASSISTANCE PROGRAM - E
Eligible applicants are municipalities and nenprofit and far-profit developers in targeted areas. Awards funds of up
to 525,006 to endeavors that generate economic benefits and/or job creation for a community or region. E
BROWNFIELDS REDEVELOPMENT FUND B

Eligible applicants are municipalities and nonprofit and for-profit developers. Site assessment awards of up to
$50,000 to eligible municipalities and for -profit and nanprofit developers for anvirenmental analysis of potential
redevelopment projects. Project must be located in an Economically Distressed Area (EDA), List of communities and
map are available on MassDevelopment's website. B
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Community Economic Development Assistance Corporation
(617) 727-5944
PREDEVELOPMENT SEED FUNDING
Eligible applicants are nonprofit entities, Assistance takes one of the following forms, depending on the use of
funds, the capacity of the borrower, and the stage of the project:
= Initial Feasibility Assistance—or projects in the feasibility stage of developrment
* Front Money Loans—for site control and other mortgageable pre-development costs

o fechnical Assistance Advances—or borrowers that cannot demonstrate the organizztional management
requirements for a front money loan,

WMassachusetts Historical Commission

{617)727-8470

MASSACHUSETTS PRESERVATION PROJECTS FUND

Eligible applicants are nonprofits and municipaiities. Predevelopment grants range from $5,000-30,000 and are

awarded on a 50/50 matching basis, for projects involving properties that are listad-~-or. in certain cases, efigible
for listing—on the State Register of Historic Places. '

Grants and Other Resources

Massachusetts Housing Partnership

{617) 338-7368

MHP INTENSIVE COMMUNITY SUPPORT TEAM (ICST) TECHNICAL ASSISTANCE

Provides sustained, in-depth assistance to communities and their development partners. The program focuses on
new production in suburban communities and provides communities with a dedicated resource to facilitate afford-
able housing development, The ICST helps focal advocates conceptualize 2 project and get to a construction start,
Through the multiple stages of the development process, the team helps to keep the project on track. The team can
also advise developars on how to finance the affordable component of a project,

Community Economic Development Assistance Corgoration
(617) 727-5944 ‘

CEDAC TECHNICAL ASSISTANCE

CEDAC staff can help assess the feasibility of a project, develop strategies about alternative daveiopment pro-
grams for a site, and advise on applicable state and federal programs, if the sponsor is an eligible nonprofit entity.

AFFORDABLE HOMEOWNERSHIP
Construction Financing Tools

Conventional lenders

‘Most "sales” housing is financad by the private sector. Banks and other lendars often seak out opportunities to

finance affordable housing development, in part hecause the grants and public subsidies that contribute to a
project’s affordability also contribute to the safety and soundness of a loan. Some conventional landers even have

" specialized community development and/or affordable housing units. Those that are members of the Federal Home

Loan Bank of Boston, may use FHLBB programs to offer more competitive rates and terms to their homebuilding
customers for projects that do not invelve a comprehensive permit as well as those that do. The FHLBR programs
that member banks most oftan accass for affordable housing initiatives inchude:

THE AFFORDABLE HOUSING PROGRAM (AHP)

The Affordable Housing Program offers grants (up 1o $313,000} and subsidized advances, or loans {up to $627,000},
in two competitive rounds each vear, for aFordable housing develepments.
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Even though the FHLBB
dc wtlenddirectlyto
dev...pers of affordable
housing, cormmunities
should be aware of
these resources, and
encourage local member
banks to support the
COMITILNILY's initiative,
by accessing these
fiinds.

THE COMMUNITY DEVELOPMENT ADVANCE

The reducad-rate Community Development advance can also be accessed by FHLB member institutions to help
finance the purchase, construction, rehabilitation, or precevelopment costs of projects in income-eligible neighbor-
hoods.

THE NEW ENGLAND FUND (NEF)
The New England Fund also offers fixed-rate advances for affordabie housing initiatives that do not use the
comprehensive permit, and in such cases, it may serve households earning up to 140% of AMI,

MassHousing (MHFA)

(617) 854-1000 _

MassHousing also provides construction financing for homeownership projects. The agency raises funds through
the sale of tax-exempt bonds and note to investors and uses the proceeds to fund its loan programs. Developers
of housing, both for sale and rental, borrow diractly from the agency. (Individual homebuyers and homeowners
access MassHousing funds through participating lenders.)

Massachusetts Housing lnvestment Corporation (MHIC)

{617) 850-1000 ;

MHIC provides construction financing to for-profit and nonprofit developers of affordable homeownership as well
as rental housing. The source of its funding is a construction | ending pool established by participating MHIC lenders.

For a homeownership development to be eligible fo apply for a comprehensive permit
(under MIGL 408}, it must utilize one the follo wing sources of financing:

Financial institutions Belonging to the Federal Home Lean Bank of Boston
(FHLBB)

THE NEW ENGLAND FUND (NEF)

The New England Fund, which provides fixed-rate advances to FHLEB member institutions to fund affordabie
housing inifiatives, s a gualified subsidizing agent for developments applying for a comprehensive permits under
Chapter 408. When a FHLBB member institution plans to finance a 40B project using the NEF the member issues the
site approval or project-eligibility letter, which is required by the local Zoning Board of Appeals at the time of
appiication. NEF advances can be used for acquisition and construction loans to create homeownership units and
also for first-time home-huyer programs. To be considered a 40B-eligible project, at teast 25% of the units must be
set aside for households earning less than 80% of AML The FHLBB is 3 wholesale fender only. It advances funds to
its member institutions to lend on efigible projects but the FHLBB itself does not lend directly fo developers.

MassHousing

{617) 854-1000

HOUSING STARTS .

Housing Starts is a MassHousing program similar to the Federa! Home Loan Bank of Boston's New England Fund.
Designated as an affordable housing program that mests the criteria for inciusion on the State's Subsidized Housing
Inventory (atieast 25% of the units must be set aside for households eaming less than 80% of AMI}, Housing Starts
provides project eligibility and construction fina ncing to home builders wishing to develop housing with a compra-
hensive permit. MassHousing issues the required site approval or project-eligibility letter, enabling the developer
to apply to the focal 7BA for the comprehensive permit. If granted, the developer may apply to MassHousing for
construction financing and ail approved developments may utilize MassHatising mortgage financing for eligible
buyers.
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DHCD Division of Private Housing

{617} 727-7765

LOCAL INITIATIVE PROGRAM (LIP)

LIP is not a financing program, but by providing technical assistance to communities and developers who are
working together fo create affordable homeownership, it qualifies their developments for the comprehensive
permit process and inclusion on the SHI. To be eligible, at least 25% of the units must be set aside as affordable to
households earning less than 80% of the area median. This DHCD technical assistance—which may include, but is
not limited to, assistance in evaluating sites, selecting developers, reviewing proposals, determining projects
feasibility, and monitoring compliance with use restrictions—has heen deemed to be a subsidy under Chapter 408.
The purpose of such technical assistance, and its inclusion as a qualifying subsidy, is to support the development of
low and moderate income units that do not raquire a direct state or federal subsidy but can achieve the requisite
affordability through internal cross subsidization,

End loans (mortgages) for homebuvers

Mass Housing Partnership (MHP)

(617) 338-7868

Applicants apply through participating lenders

SOFT SECOND MORTGAGE PROGRAM

_ The Soft Second Loan Program s a public/private initiative that expands homeownership opportunities for low and
moderate income first-time homehuyers by combining a conventional first mortgage with a subsidized sacond

martgage. Income guidelines are determined by funding source and vary by community, but in no case can a

purchaser eam more than 80% of AMI. Borrowers must gensrally make a 5% downpayment, thougn some

communities provide additional assistance with down payment and closing costs. The program is offered in over

200 communities statewide through more than 40 participating banks. Completion of a homebuyer education

program is required. .

MassHousing

{617) 8541000

Applicants apply through participating lenders

MASSADVANTAGE

Through the Mass Advantage program, MassHousing makes available below-market rate mortgages to income
eligible borrowers. Sometimes called its General Lending Program, eligibility is usually limited to households
earning no more than 115% of AMI, although excaptions are made for homebuyers purchasing in certain econami-
cafly distressed araas. As with afl MassHousing homeowner programs, appiicants apply through participating
ienders. In May, MassHousing introduced MassAdvantage 100, a new, no-downpayment mortgage option for
families who make enough to make the monthly payment but have not been able to save for 2 downpayment,

PURCHASE AND REHABILITATION PROGRAM

MassHousing's Purchase and Rehabilitation loan program covers the purchase price of the home plus necessary
rehabilitation costs for first-time buyers applying through MassHousing approved rehabifitation lenders, Maximum
loan amount cannat exceed 37% of the lesser of the salés price plus rehabilitation cost, or the estimated appraised
value after rehabilitation. Minimum rehabilitation amount is $7,500, and licensed contractors must complete all
rehahifitation work.

MUNICIPAL MORTGAGE PROGRAM,

The Municipal Mortgage Program was created to respond to the increasing inability of police, firefighters, schoal
teachers and other municipal employees to purchase a home in the city or town where they work: The program
makes mortgage financing available with no down payment required from the homebuyer, Banks provide low cost
mortgage funds supported by financial guarantees provided by MassHousing's mortgage insurance fund.

As this publication was
going ta press, PHCD
was holding hearings on
several proposed
changes to the Compre-
hensive Permit Statute,
including changes
related to the New
England Fund and the
Local Inftiative Program.
Besure to check DHCD s
website to make sure
you have the most
recent version of these
regulations!
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Conventional Lenders

Most homebuyers obtain mortgages from conventional lending sources—banks, thrifts (savings and loans, savings
or cooperative banks), mortgage companies—and often these lendears offer spacial programs for low and moderate
income, and first-time, homebuyers, Some of these programs are the lender's own dasign. In other cases the lendey
may be offering a product that will be sold to one of the secondary mortgage market agencies [ike Fannie Mae or
Freddie Mac, MassHousing, or using funding from the FHLBE to provide mors affordabie options. And in some
cases, lenders may use public sources such as HOME funds to further reduce the cost of homeownership for income
eligible borrowers, Like many of the government supported programs, affordable home mortgages from conven-
tienal fenders may include one or more of the following features: reduced down payment raguirements, below-
market rates, higher loan-to-vaiue and debi-to-income ratios, flexible underwriting criteria, and concessions on
closing costs and fees, :

Grants and Other Resources

DHCD Division of Municipal Development

(617) 727-7001

COMMUNITY DEVELOPMENT FUND (CDF 1 &)

A component of the state's Community Development Block Grant (CDBG) Program,

Eligible applicants are municipalities with population under 50,000 who do not receive CDBG funds directly from
HUD. State receives funds from BUD and awards them on a competitive basis for a wide variety of community and
economic development activities, including affordable housing. CD¥, the largest of the programs administered by
the state to support housing and cormmunity economic development can be used for a wide range of projects and
activities, including affordable homeownership.

HOUSING DEVELOPMENT SUPPORT PROGRAM (HDSP, OR HEADS UP)

A component of the state's Community Development Block Grant (CDBG} Program.
See description under Rental Housing, its primary use. Call DHCD to determine su:tab:hty for homeownership
initiatives,

OTHER CDBG PROGRAMS MAY ALSO BE APPROPRIATE.
Call DHCD to discuss your project.

DHCD Division of Private Housing
(617) 727-7765
HOME PROGRAM
Eiigible appiicants are nonprofit and for-profit developers, community housing development organizations (CHDOs)
and municipalities. All applications require approval of chief elected official of community.
¢ Can be used o support acquisition and/or rehab or new construction of units for sale to Income eligible first
time homebuyers (maximum project size, 5 units)
» Can be used to provide interest subsidy, down payment and/or closing cost assistance for homebuyers earning
* less than 80% AMI
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Massachusetts Housing Investment Corporation (MHIT)

{617) 858-1000

MHIC offers a broad array of financing products—including acquisition, construction and permanent financing,
liries of credit, and bridge loans—to nonprofit and for-profit developers for housing of all types. its major business,
though, is the financing of rental housing, through the provisicn of construction loans, the raising of equity through
the sale of low income housing tax credits, and hridge financing for projects that have secured tax credits, 1t makes
lpans from $250,000 to $10,000,000.

ONESOURCE

SAHIC and MHP offer a streamiined financing option called OneSource that provides construction financing {from
MHIC) and permanent financing (from MHP) in a single package. By using the same attomeys, inspectors, apprais-
ars, etc., and many of the same loan docurments, closing costs can be greatly reduced. Other construction lenders
may also use OneSource,

CONESTOP

Another tool developed collaboratively by the various state affordable housing lenders is the One Stop application.
This detailed application is a useful tool for developers of complex tax credit projects that require multiple sources
of public and private financing. it ensures that all the various funders are seeing the same set of numbers and the

same complete financing picture({debt and equity).

Massachusetts Housing Partnership Fund {MHP)

(617) 338-7868 ‘

The MHP Fund offers several different permanent loan products that can be used to take out congiruction loans on
affordable rental projects involving moderate or substantial renovation.

PERMANENT RENTAL FINANCING PROGRAM (PRFP)

MHP's Permanent Rental financing Program is available to for-profit and nonprofit borrowers, and provides foan
amounts between $250,000 and $9 milfion. It provides fong-term fixed-rate loans for multifamily rental properties
(5+ units, including single-room cccupancies). Multiple buildings in close proximity may be financed with one loan.
Minor renovations may be funded through a holdback of a portion of the foan at closing; on new construction or
projects involving significant renovation, MHP ”takes-out” the construction foan upon completion and lease-up.

PERMANENT PLUS PROGRAM (PERM PLUS)

Perm Phus combines PRFP loans of up to $2 million with a 0%, deferred payment second mortgage of up to $40,000
per unitin one financing package for affordable rental properties that require no more than moderate rehabilita-
tion.

SMALL SCALE RENTAL PRODUCTION (SSRP) :

SSRP has heen developed to efficiently finance the new production of smaller affordable renta! properties in
Massachusetts. The program couples MHP's fixed-rate permanent financing with 0% deferred payment foans of up
to $90,000 per affordable unit for the new construction of affordable housing.

MHP'S MASSACHUSETTS TAX-EXEMPT CREDIT FOR HOUSING (MATCH)

Offered jointly with MassDevelopment, MATCH provides tax exempt hond financing to 501(c){3} nenprofit owners
for multifamily projects. Financing is available in amounts ranging from $3-10,000,000 per project. Bond proceeds
may be used for acquiring expiring use properties, refinancing existing properties, or take-out financing for newly
constructed properties. MHP provides the credit enhancement,
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MassDevelopment
see MATCH program under MHP
* MassDavelopment also provides permanent tax exempt bond financing with 4% tax credits in amounts of
$1,000,000—5,000,000.
¢ If ahousing development requires remediation of contamination, M assDevelopment can provide financing for
this purpose as wall,

Conventional Lenders

A number of conventional lenders also provide construction and permanent financing, bridge loans and lines of
credit for affordable rental housing, some through specialized community development units, Conventional lenders
that are members of the Federal Home Loan Bank of Boston, may use the FHLBR programs described under
financing options for Homeown ership Development to offer more com petitive rates and terms. -

Other Lenders

THE LIFE INITIATIVE

A private community investmant fund capitalized by a consortium of eleven Massachusatts [ifa insurance compa-
niesin 1998, TLiinvestsin a range of community development activities including affordabie housing, channeling
most {2/3) of its loans and investments th rough community loan funds and intermediaries, :

PROPERTY AND CASUALTY INITIATIVE

A private community development loan fund capitalized by a consortium of twenty-six Massachusetts property and
casualty insurance companies in 1989, PCl lends to arange of community development projects including afford-
able housing. it makes most of its loans directly, but may also participate with other community lenders,

COMMUNITY LOAN FUNDS, ETC.

Cornmunity foan funds get their funding from individuals, religious organizations, financial institutions, founda-
tions, and corporations who want to make socially responsible investments in the community, They make flexible
loans and investments for community development projects that often are unbankable by conventional industry
standards. Many loan funds provide technica! assistance to their borrowers as well, Oftan they are community
development financial institutions {CDF}—private financial intermediarias with community development as its
primary mission—certified by the .S, Treasury. A list of M assachusetts CDFIs can be found at www.cdfifund.goy, -

Grants and Other Resources

DHCD Division of Municipal Development
{(617) 727-7001
COMMUNITY DEVELOPMENT FUND (CDF I &I
A component of the state’s C ommunity Development Block Grant (CDBG) Program. Eligible applicants are munic-
palities with population under 50,000 who do notreceive CDBG funds directly from HUD. State receives funds from
HUD and awards them on a competitive hasis for wide variety of community and economic development activi-
ties, induding affordable housing.
® CDF the largest of the programs administered by the state to support housing and cemmunity economic
development, can be used for a wide range of projects and activities, including rental production, rehab and
other housing related yses, :

HOUSING DEVELOPMENT SUPPORT PROGRAM (HDSP OR HEADS Up)

A component of the stata’s Community Development Block Grant (¢, DBG) Program,

Eligible applicants ara municipafities with population under 50,000 whe do not receive CDBG funds directly from

HUD. Funds are available as grants to the municipality, which may structure them as deferred payment foans.

® Can be used for acquisition, rehabilitation, site work and infrastructure for the creation of affordable renta

housing (throvgh adaptive reuse, rehabilitation and limited new construction). At least half the units must ha
reserved for households eaming no more than 80% of AMIL Generai iy maximum amount is $400,000/project,
7 units maximum.
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OTHER CDBG PROGRAMS MAY ALSO BE APPROPRIATE.
Cali DHCD to discuss your project.

DHCD Division of Private Housing
{617)727-7765
HOUSING INNOVATIONS FUND (HIF)
Eligible applicants are nonprofit developers. Funds are available as a deferred payment loan.
o Can he used for transitional or permanent rental housing for low income individuals with special needs, the
homeless or thase at risk of homelessness. Atleast half the units must he reserved for households eaming no
more than 50% of Al

HOME PROGRAM
Eligible applicants are nonprefitand for-profit developers, CHDC's and municipalities. Funds are available as 30
year deferred paymeant loans. Al apelications require approval of chief elected official of community.

« Can he used for acquisition, rehab or new conssruction for multifamily rental housing. Ali units must be
targeted to households earning no mare than 50% of AML 20% must be affordable to households garming no
more than 50%. Maximum per project is $60¢,000 and $40,000 per HOME assisted unit (45,600 in non-
entitiement communities).

o Can also be used for tenant-based rental assistance with priority given to families earning no more than 50%

of AMI living In shelters or transiticnal housing o indivicduals with immunological diseases

HOUSING STABILIZATION FUND (HSF)
Two of the three subprograms within HSF may be used for rental housing. Efigible applicants are municipalities
alona or in partnership with non-profit and for-profit developers

o To support development of rental units. Maximum funding per projectis §700,000 {$30,000/unit). Municipal-
ity must have DHCD-approved neighborhood plan and CDBG or HOME Entitiement or HOME Consortium

- communities must commit local funds {Neighborhood Restoratian Initiative).

» To support the acquisition, rehabilitation and reuse of distressed, foreclosed or abandoned properties as
affordable housing. New construction allowed under certain crcumstances. Minimum project size 5 units.
Maximum funding per project is $600,000 ($40,000/unit in HOME Entitiement or HOME Consortium communi-
ties, $45,000 elsewhere), (Rehabiiitation Initiative) :

LOW INCOME HOUS?NG\TAX CREDITS (LIHTC)
Eligible applicants are nonprofit and for-profit developers
» The LIHTC program enables developers of affordable rental housing to raise capital from investors in order to
reduce the amount they need o borrow. Intermediaries, 0 syndicators, typically fink investors with projects,
often pooling investors' capital into equity funds that support a number of projects. In exchange for providing
funding, investors are entitled to take eithera A% or 9% tax credit (depending on project financing), for ten
years. At least 20% of the units must he reserved for households earning no more than 50% of AM!, or 40%
must be affordable to those aming no more than 60% of AML.

MassHousing
(617) 854-1000
AFFORDABLE HOUSING TRUST FUND (AHTF)
» Functions as a gap filler, the last funding piece necessary 10 make an affordable housing development
financially feasible and sustainable for the long term. Funding is typically in the form of deferred payment
loans,
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AFFORDABLE HOUSING FOR SENIORS AND SPECIAL NEEDS
Financing Tools*

MassHousing (MHFA)
{617) 854-1000 :
ELDERCHOICE PROGRAM

Elder CHOICE provides financing for assisted fiving rental housing with supportive services for frafl elders. Assictad
living maximizes elders’ ability to live independently in a residential satting by providing assistance with activities
of daily living. Service programs typically include assistance with personal care needs: household maintenance,
laundry service, medical monitoring, and transportation; 2-3 meals per day, 24-hour emergancy response; and
service coordination and case management.

ELDER 80/20

The Elder 80/20 Program is desigred to serve elders who wish to live in independent rental apartments with on-site
access 10 supportive services as neaded, filling a niche betwaen conventional elderly housing and the full-service
personal care provided by the ElderCHOICE program. A minimum of 20% of the units in an Elder 80/20 development
must be reserved for low-income occupancy,

OPTIONS FOR INDEPENDENCE PROGRAM

The Cptions for Independance Program is designed to provide financing for community-based residences for
formerly institutionalized persons with mental illness or mental retardation, the homeless mentally ill, and other
under served individuals. Eligible sponsors are qualified non-profit 501(c)3 entities who have developer designa-
tion from the state’s Division of Capital Planning, a 20-30 year lease commitment to cover ail debt service and
property maintenance costs, and a commitment from the Department of Merial Health or the Department of Mental

Retardati rovidz appropriate services to residents durin & ferm of the loan.
Retardation to provida appropriat dents dusing th fihet

HUD

{617) 994-8200

SECTION 202—SUPPORTIVE HOUSING FOR THE ELDERLY

This competitive grant program provides capital advances for rental housing projects with supportiva services that
serve very low income elderly persons(62 years or oider), The program provides interest-free advances to private,
nonprafit organizations to construct or rehahilitate rental housing. The advance remains interest-free and does not
need to be repaid as long as the housing remains available for very low income efderly peopie for at least 40 years.

It afse provides rental assistance to project residents,

SECTION 811—HOUSING FOR PERSONS WITH DiSABILITIES

This competitive grant program provides capital advances to assist nonprofit corporations to finance the acquisi-
tion, construction or rehahilitation of group homes or housing and other expenses of suppartive housing for low
income persons with disabifities. The advance remains nterest-free and does not need to be repaid as long as the
housing remains avaifable for Jow income persons with disabilities for at least 40 years. It also provides rental
assistance to project residents,

DHCD Division of Private Housing

{617} 727-7765

FACILITIES CONSCLIDATION FUND

A Massachusetts band-financed foan program created to finance the construction of comimunity based housing for
clients of the Departments of Mental Health and Mental Retardation. These are deferred, loans for up to 30% of
the total development cost. Eligibie applicants are CEDAC-qualifying nonprofits,

* In addition, many
of the financing
tools described
elsewhere—whether
from public, quasi-
public or private
sources—can be
accessed for housing
that targets special
reeds populations.
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PRESERVATION OF EXISTING AFFORDABLE HOUSING
Financing Tools

MassHousing
HOME [MPROVEMENT LOAN PROGRAM (HILP) _

RILP provides financing for income-eligible hameowners 1o repair their one-to-four family, owner-Gccupied, proper-
ties {inciuding condominiums). Loan amounts af $5,000- $25,000 are avaiiable, with terms of 5-15 years. Maximum
loan-to-value is 100% of assessed or appraised value; borrower debt-to-incame ratio cannot exceed 50% of stable
menthly income. Application is made through one of MassHousing's housing rehabilitation agencies.

GETTHE LEAD OUT

The Get The Lead Out Program provides low cost financing to owners of 1—4 tamily properties to remove fead paint
and reduce the possibilities of lead poisoning among children. income eligible owner-occupants are eligible fora
0% defarrad payment loan nat due until the sale or refinancing of the property; non-profit organizations are eligible
for 0% fully amoartizing loans on properties that are being rented to income eligible househoids; and investor
owners are eligihle for 3% fully amortizing foans on properties that are heing rented to income eligible househelds.
Maximum loan amounts are: $20,000 for a single-famity, $25,000 for a 2-family, §30,000 fora 3-family, anc $35,000
for a 4-family, Application is made though one of MassHousing's housing rehabilitation agencies.

SEPTIC REPAIR LOAN PROGRAM

Financial help is available for all income-eligible homeowners faced with a need to repair a failed septic system io
meet the Commanwealth's Title V requirements, Through a combined effort of the Massachusetts Departments of
Environmental Protection, Revenue, and MassHousing, below-market-rate loans are available. Eligible properties
include 1-4 family homes, including condominiums. Loan amounts of hatween $1,000 to $25,000 are available for
terms of 3-20 years. Interest rates are 0%, 3%, or 5% depending on household income, Maximum loan is based
on credit, not property value.

CONVENTIONAL LENDERS

Many homeowners obtain financing for home improvements, including lead paint abatement and septic repairs or
replacement from conventional lending sources—banks, thrifts (savings and loans, savings or cooperative banks),
morigage companies. This can be done by refinancing, but sometimes lenders offer special programs for low and
moderate income homeowners. Some of these programs are the lender’s own design. in other cases the lender may
he offering a product that will be sold to one of the secondary mortgage market agandies like Fannie Mae or Freddie
Mac, MassHousing, or using funding from the FHLBB to provide more affordable aptions. And in some cases,
lenders may use pubiic sources such as HOME to write down the cost.

Grants and Other Resources

DHCD Division of Private Housing
HOME PROGRAM
Eligible applicants are non-profit and for-profit davelopers, CHDO's and municipalities. All applications require
approval of chief elected official of community.
o HOME funds can be used for rehabifitation of 1-4 family homes, owner occupied hy an individual or family
earning less than 80% of AMIL
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There are many government, quasi-public, private nonprofit and private for-profit entities
involved in developing or financing affordable housing and providing key support services.
This list provides some of the most useful resources. Many of them provide links to other
websites that you may find helpful. The ones you absclutely must know about are flagged!
W)

" Citizens' Housing and Planning Association (CHAPA)

18 Tremont Street, Boston, MA 02118

(617 742-0820

ww.chapa.org

One-stop shopping for information on affordable housing and community planning, CHAPA's website provides policy
information, legislative updates, research, and links to government and nonprofit agencies, data souces, consult-
ants. You can also join CHAPA for $65/year and enjoy the benefit of regular updates on relevant issues and programs;
conferences and training; information and referrals; and research,

Citizen Planner Training Collaborative

wanrvarnass.edul/masscpic

Provides focal planning and zoning officials with tools and informaticn about land use planning. Website provides
training materials, sample by-laws, and many planning reiated links. Two other sources of sample by-laws are the
regional planning agencies, SRPEDD and the Cape Cod Comimission.

Community Economic Develepment Assistance Corporation (CEDAC)

18 Tremont Street, Boston, MA 02108

(617)727-5044

YL CRHac.ory

CEDAC works with nonprofits to develop and presarve low and moderate income housing. It also helps community
organizations and municipalities devalop strategies for the preservation of the state’s expiring use (FUR} proper-
ties and serves as DHCD's agent for two programs serving the housing needs of low income and special needs
pepulations. Its website describes CEDAC's resources and services.

v Community Preservation Act information

wvcommunitypreservation.org

Awebsite set up to halp individuals and municipalities understand and implement the CPA. Includes the legislation,

FAQs, tools to estimate what the CPA surcharge would generate in your community, and examples of CPA funded (or
eligibie) projects. Detailed guidance on CPA Empiementation can also be found in the Department of Revenue’s

Informational Guicdeline Release (IGR) # 00-209 and 01-207 by entering “IGR" in the search box at the massgov/dls

website fsted below.

» Department of Housing and Commumity Development (BHCD)

One Congress Street, Boston, MA 02114

(6171 727-7765

.. govidhed

On the wehsite of the state's lead agency for housing and community development programs and policy you can get
& complete list of all DHCD publications and program guidelines, including Building Vibrant Communities; its
companion, Resources for Vibrant Communities; and How to Obtain Housing Assistance in Massachusetts, which
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provides names, addresses and phone numbers of focal key housing providers. Also, everything you need to know
about 408, the comprehensive permit statute, the State's subsidized housing inventory (SHI) and Executive Order
418.
a To reach other state agencies, go to the main Massachusetis website: wwww.mass.gov
» To find most city or town websites, go to wwww.el. townname.ma.us 01 do a keyword search “Town name,
MA_ "
e To access a prefile of your community prepared by DHCD (called Commonwealth Communities), go to
WM. govice
= To get information about home sales and housing prices by city or town, go to the Warren Group (publisher of
the weekly real estate newspaper Banker and Tradesman) website: rers.thewarrengroup.com/
townsiats/search.asp

Division of Capital Asset Management and Maintenance (DCAM)

One Ashburton Place, Boston, MA 02108

{617) 727-4050

whinaLma.govicam :

DCAM's Dffice of Real Estate are the folks to call if any state agency owns property in your community that might
he suitable for reuse as affordable housing.

Federal Home Loan Bank of Boston

111 Huntingtor Avenue, Boston, MA 02199

{888) 424-3863 {tol} free)

www.thibboston.com

Website provides information on FHLBB programs and projects, plus other useful information and links refated to
community development, affordable housing and smart growth,

Historic Massachusetts, Inc. (HIVE)

45 School Street, Bostor, MA 02108

(617) 723-3383

whnnn/historiemass.ory.

Website provides information an Historic Massachusetts programs that help communities save their character and
histaric assets; also recant examples of HMI collaborations on affordable hausing projects.

Massachusetts Affordable Housing Alliance
1803 Dorchester Avenue, Boston, MA 02124

(617) 822-9100

wunymahahome.org

Website provides lots of info for first-time homebuyers.

Massachusetts Association of CDCs (MACDC)

99 Chauncy Straet, Boston, MA 02111

(617} 426-0303

wwwwr.macdc.org

Website providas info on MACDC activities and finks to other websites. Lists MACDC mambers. For $20 you can get
a listing detailing CDC development activitias, existing and pipeline.

Miassachusetts Department of Revenue, Division of Local Services

wwwemass.gov/dis ‘

Municipal Data Bank website has usefu! information on municipal praperty taxes, financial indicators, socioeco-
nomic data, and state aid figures (cherry sheets) for every community in Massachusetts,
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Massachusetis Governor's Office for Brownfields Revitalization

wurwma. govbrownfields

State’s official brownfields website. Some of this information is aisc available on MassDevelopment's website, but
this is whete you should start if you are looking to see if there are any brownfields in your community. {Go to search
availabie sites,

Massachusetts Historical Commission

220 Marrissey Boulevard, Boston, MA 02125

(6¥7)727-8470

wuw.ma.gow/secimnhe

Call or go online for information on the MHC-administered Massachusetts Preservation Projects Fund; also fora
copy of Preservation through Bylaws and Ordinances: Tools and Techiniques for Preservation Used by Communities
in Massachusetts,

Massachusetts Housing Investment Corporation

70 Federal Streat, Boston, MA 02110

{617)850-1000

www.mhic.com

MHIC's website describes its debt and equity financing tools and showcases properties it has financed. If you
browse several of these wabsites, you'll see some projects more than once. That's because most affordable heusing
developments in Massachusetts—especially rental housing—used debt and equity from several funding sources.

' Massachusetts Housing Partnership Fund (MHP)

2 Oliver Street, Boston, MA 02109

{617)338-7868

wwrw.mhofund com

MHP’s website includes information on all its programs: technical assistance, predevelopment financing, soft
second mortgages, and financing for rental housing, There are photos and profiles of projects MHP worked or and
several useful publications, including some on incentive and inclusionary zoning and on starting a housing partner-
ship.

Massachusetts Municipal Association

60 Temple Place, Boston, MA 02111

(617)426-7272

wWwWwW.mma.org

MMAs a nonprofit, non-partisan organization that provides advocacy, research and other services to Massachu-
setts cities and towns. its website provides lots of usefu information for local officials, including information on
housing, planning and growth management issues,

Massachusetts Nenprofit Housing Association

18 Tremont Street, Boston, MA 02108

(617) 367-9404 or (800} 224-5124

www.masshousinginfo.org

Among their other activities, the Massachusetts Non profit Housing Association members act as the Housing
Consumer Education Centers for their regions, This website provides links to the regicnal nonprofit organizations’
websites as well as consumer information on hemebuying and many other housing issues,

MassDevelopment

75 Federal Street, Boston, MA 02130

(800) 445-8030

www.massdevelopment.corm

Info on MassDevelopment's broad array of financing tools and projects, and descriptions of its recent transactions
and newslettars,
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WiassHousing

One Beacon Street, Boston, MA 02108

{617)854-1000

http:/ivewramasshousing.com :

MassHousing's website includes program descriptions and guidefines for all its rental and homecwnership products
as well as the state's Affordable Housing Trust Fund, which it administers. There is also information for tenants as
well as developers on the 60,000+ privately owned and managed apartments that MassH ousing has financed.

National Trust for Historic Preservation, Northeast Office

Seven Faneuil Hall Marketplace, Boston, MA 02109

(617) 523-0885

wiwnthp.org

The Boston Office of the National Trust can be accessed by going to the main NTHP site and clicking on "The
National Trust in Your State.” Watch this site for imminent release of new resource guide featuring preservation
toos, including those available for use in affordable housing development.

Area Schools and Universities

Always a good source of informatien. Massachusetts has a munber of schools with andergraduate and grady-
ate programs in housing and planning and related fields. Many have affiliated research centers. If there is a
school in yaur area, check it out. Five that have published studies recently on affordable housing issues and
strategies are:

Harvard University Joint Center for Housing Studies
wnww.jchs.harvard.edu
State of the Nation's Housing (annual publication)

Northeastern University Center for Urban and Regionai Policy
wAWLCUIEp.net. edy
The Greater Boston Report Card

UMass Donahue Instituie
wwwidonahue wmassp.edy
A Profile of Housing in Massachusetts

UlMass McCormack Institute
wnnanmoconmack.umb.ede
Situation Critical: Meeting the Housing Needs of Lower Income Massachusetts Residents

UMass Lowell Center for Family, Worl, and Community

htip/fwwvwe.uml.edu

Meeting Lowell’s Housing Needs: A Comprehensive Look

Includes lots of information on increasing awareness of, and rallying support for, affordabie housing in general that
makes it useful outside the Lowel! arsa.

Census Data

The really useful decennial census data that includes population and housing characteristics, the so-calfed SF3
and 5F4 files are in the process of being released (Fali/Winter 2002), The infoermation contained in these files is
based on questions asked of 5 1 in 6 househoids (the so-called long form). The information that has already
been refeased was based on the 100% count (the short form).

1.5, Census

VUYL CRISHE oY, Or

www.factfinder.census.gov

Loads of data at the federal, state and local leve! on population and homeownership, housing affordability, vacancy
rates, etc. Census.gov is the main site, but to access the 1990 and 2000 data, go directly to factfinder.
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fiassachusetss Institute for Social and Economic fesearch (MISER)

winnapess edu/miser

State's data certer at UMass-Amherst. MISER is the official haison hetween the state and the Census Bureau.
Many census products and other reports and projections are available onfine. Massachusetts building permit data
is also available on this site,

For a modest fee MISER will prepare a comprehensive profile for your commanity using marny of the tables from the
sample data when it is available. Everyone should get one, for 2000 and-—if you don't already have it—for 1890,
It's well worth the investment. . .your fibrary probably wants a copy, too. You'll be able to get the same information
ontine, but it wan't be as handy as that hard copy will be.

Regional Planning Agencies

Berkshire County Regional Planning
{413)442-1521
yoww.berlshiveplanning.org

Cape Cod Commission
{508) 362-3828
www.capecodcommission.org

Central Massachusetts Regional Planning Commission
(508} 576-7717
WAL EMYPEC.OF g

Franklin Regional Council of Governments
{413)774-3167
wwwfrcog.org

Martha's Vineyard Cominission
{508) 693-3453

Merrimack Valley Planning Commission
{978) 374-0519
WWW.IMVPE.org

Metropolitan Area Planning Council
{617) 451-277G
WL mape.org

Montachusett Regional Planning Commission
{978) 345-7376
WAL TR OFg

Nantucket Planning and Economic Development Commission
(508) 228-7237
wwyw.nantucketcomplan.com

Northern Middiesex Council of Governments
{978) 454-3021
WAL COML O
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Ofd Colony Planning Council
{508} 583-1833
W, OCPCIPa.org

Pioneer Valley Planning Commission
{413) 781-6045
VYU PV PC.OYD

Southeastern Regional Planning and Economic Development District
{(508) 824-1367
hitpei v srpedd.ory

Other Websites for Affordable Housing, Community Development,
Planning, and Smart Growth

(Remember: it’s not how much information you have, it's what you do with it that counts!)

American Planning Association

www.planning.org

Home page of the APA contains general information as well as publication lists
Massachusetts Chapter www.massapa.org

Boston Society of Architects

www.architects.org :

BSA's Civic fitiative focuses on smart growth and livable communities, Search * Civic Initiative.”

Center for Community Change

wurnw.communitychange.ory

Naticnal nonprofit providing information and assistance to community based organizations. its Housing Trust Fund
Project acts as a dlearinghouse of information on more than 150 housing trust funds nationwide and assists
organizations and agencies working to create, implement or expand trust funds, Many useful publications available
online.

Community Deveiopment Financial institution {CDFI) Fund

wwww. ctfifund.gov '

CDFls provide a wide range of financial products and services, including mortgage financing, commercial foans,
financing for community facilities, and financial services needed by iow income households. Some also provide
technical assistance. A list of Massachusetts CDFls can be found by clicking on " Certification” under "Programs.”

Bepartment of Housing and Urban Development (HUD)

wvew. hud.gov, or

v huduser.org

HUD.gov is the agency's official website with more information than you will ever need on all its programs, but it
is reasonably user friendly. You might find “Spotlighting What Works,” its information sharing site, useful. HUD
USER, the website of HUD's Policy Development and Research Division, provides a wealth of current information
about housing and commurity development policy initiatives and research for government officials and practitic-
ners. HUD's Bosion area website is worw.hud.gov/localibos.

Housing Design Advisor
www.designadvisor.org _
A tool, resource, idea bank and guide to design in affordable housing. Good design matters!

page 145



page 146

appendix D: the affordable housing rolodex

Local Initiatives Support Corporation

wwrnnfisenet.org

Primarily a resource for nonprofits, website has an especially good onfine resource library of information, case
studies, tools and best practices on housing, community development and smart growth,

MassINC

www massinc.org

Boston based think tank and advocacy organization that publishes timely educational research in the areas of
economic prosperity, fifelong learing, saf neighborhoods, and civic renewal,

National Low income Housing Coalition

www.nithc.org _ '

NLIHCis a national education, organizing and advocacy organization dedicated to increasing and preserving the
suppiy of affordable housing. Each vear it publishes the “Advocate’s Guide to Housing and Coemmunity Development
Palicy” 10 help keep advocates current on a wide range of issues, programs and tools at play in the world of housing
policy. The guide and lots of other useful information is available on this website,

Planning Commissioners Journal Citizen Planner Resource Center
vwwpiannersweh.com
An excellent resource for the citizen planner. Includes articles, electronic resources and sites of interest.

Rocky Mountain institute
wunw.greenhomebuiiding. com
A comprehensive website devoted to alternative building and sustainable architecture,

State of Maryland's Office of State Planning

wwwi.op.state.md.us/smartgrowth '

One of the states at the cutting edge of fair share affordable housing and smart growth, Maryland has already
identified many of the most useful smart growth websites. Click on “National Center for Smart Growth Research
and Education.”

The Enterprise Foundation

wwnenterprisefoundation.ory

Enterprise supports the efforts of nonprofit organizations nationafly, but ifs resource database, housing developer
support system and resource catalogue could be useful to al! affordable housing practitioners.

The Trust for Public Land (TPL)

v ipl.org

A comprehensive website that describes not only TPL's activities but those of ather arganizations invalved with
open space protection and conservation, Features initiatives and resources by state.

U.5. Department of Agriculture Rural Deveiopment (RHS)
wwwirurdev.usda.gov/ProgramBriefs/program_info.htm
Useful resource for small communities. Click on *Programs” for a list of Rural Housing programs,

Women's Institute for Housing and Economic Development

14 Beacon Street, Boston, MA 02108

(617) 367-0520

wrw.wihed.org

Good resource for those interested in building supportive communities for low income women and their famifies.
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